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Honorable Board of Supervisors

County of Los Angeles

383 Kenneth Hahn Hall of Administration
500 West Temple Street

Los Angeles, California 90012

Honorable Board of Commissioners
Community Development Commission
County of Los Angeles

383 Kenneth Hahn Hall of Administration
500 West Temple Street

Los Angeles, California 90012

Dear Supervisors and Commissioners:

APPROVE A RESOLUTION AND OWNER PARTICIPATION AGREEMENT WITH
DOKHY LLC FOR COMMERCIAL DEVELOPMENT IN THE MARAVILLA
COMMUNITY REDEVELOPMENT PROJECT AREA (1)

(3 Vote)

IT IS RECOMMENDED THAT THE BOARD OF SUPERVISORS AFTER THE
PUBLIC HEARING:

Adopt the attached Resolution, Attachment A, finding that the disposition
to Dokhy LLC of Commission-owned properties located in the Maravilla
Community Redevelopment Project (MCRP) area, identified in Attachment
B (Commission Parcels), is not less than the fair reuse value and that the
sale of the Commission Parcels will assist in the elimination of blight, and
approving the sale and the Owner Participation Agreement for commercial
development in the MCRP area.
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IT IS RECOMMENDED THAT THE BOARD OF COMMISSIONERS OF THE

COMMUNITY DEVELOPMENT COMMISSION:

1.

Consider the attached Initial Study/Mitigated Negative Declaration,
Attachment C, prepared pursuant to the requirements of the California
Environmental Quality Act (CEQA), together with any comments
received during the public review process, for a commercial
development on a 36,625 square foot site (Project) identified in
Attachment B, located on the southwest corner of E. Cesar Chavez
Avenue and Mednik Avenue in the Maravila Community
Redevelopment Project (MCRP) area.

. Find that with the incorporation of the mitigation measures identified in

the Mitigation and Monitoring Plan, Attachment D, and required as a
condition of project approval, the proposed Project will not have a
significant effect on the environment; approve the Initial
Study/Mitigated Negative Declaration; find that the Project will have no
adverse effect on wildlife resources; and authorize the Executive
Director of the Community Development Commission to complete and
file with the County Clerk a Certificate of Fee Exemption for the Project
described above.

Find that the Initial Study/Mitigated Negative Declaration reflects the
independent judgment of the Commission, and instruct the Executive
Director to file a Notice of Determination with the County Clerk, as
required by CEQA, and instruct the Executive Director to take any and
all actions necessary to complete the implementation of this
environmental review action, for the Project described above.

Approve and authorize the Executive Director to execute and
administer an Owner Participation Agreement (OPA) with Dokhy LLC
(Participant), presented in substantially final form as Attachment E, and
all related documents, and approve the disposition of the Commission
Parcels identified in Attachment B to the Participant, to be effective
following approval as to form by County Counsel and execution by all
parties.

. Approve and authorize the use of up to $150,000 in Maravilla Tax

Increment Funds for off-site improvements in accordance with the
OPA.
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PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION:

The purpose of this action is to approve the Resolution and OPA between the
Commission and the Participant for the sale of Commission Parcels, which will be used
for needed commercial development in the MCRP area.

FISCAL IMPACT/FINANCING:

There is no impact on the County general fund. The Commission will fund up to
$150,000 in Maravilla Tax Increment Funds for off-site improvements. The Participant
will finance construction and related costs.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS:

On February 20, 1973, the Board of Supervisors adopted the Redevelopment Plan and
subsequent amendments for the one-third of a square mile MCRP area. The
Redevelopment Plan calls for the planned orderly growth of the MCRP area, including:
removal of slum and blight; redevelopment and rehabilitation of existing lots and
structures; development of commercial/retail space; and development of affordable
housing in designated areas.

On April 3, 2007, your Board authorized the Executive Director to enter into an
Agreement to Negotiate Exclusively (ANE) with the Participant to negotiate an OPA for
development of the Project.

The Commission Parcels to be conveyed to the Participant total approximately 31,617
square feet. The development will include a total of 36,625 square feet which will
consist of a 4,341 square foot Denny's restaurant, 1,102 square foot Subway
restaurant, a 1,102 square foot pizza take-out restaurant and 2,218 square feet of office
space. There will be approximately 20,239 square feet of parking and open patio area
and 2,615 square feet of landscape area.

Section 33433 of the Health and Safety Code of California Community Redevelopment
Law requires that the Board of Supervisors, after a public hearing, approve a Resolution
finding that the sale price for the properties is not less than the fair reuse value, that the
conveyance of the properties will assist in the elimination of blight, and approving the
sale of the properties.

The Commission’s financial consultant, pursuant to Section 33433, has prepared the
attached Summary Report, Attachment F, which estimates the reuse value of the
Commission Parcels at negative $59,000. The disposition for the Commission Parcels
is consistent with the reuse value.
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The Project will improve the elimination of blighting influences through site clearance,
the assemblage of the site with new structures, diversification of the local commercial
base, and by providing future job opportunities. Based on the projected uses, it is
estimated that the development will generate up to an estimated 52 full- and part-time
jobs, creating new employment opportunities for local community residents.

The Commission may sell the Commission Parcels only after a public hearing. In
accordance with Sections 33431 and 33433, notice of the public hearing was published
once a week for two weeks in a newspaper of general circulation in the County of Los
Angeles prior to the public hearing. '

County Counsel has approved the Resolution as to form. The Commission and County
Counsel negotiated the attached OPA with the Participant, and the Maravilla
Community Advisory Committee has received information and supports the proposed
development.

ENVIRONMENTAL DOCUMENTATION:

CEQA requirements will be satisfied by approval of the Initial Study/Mitigated Negative
Declaration, including the Mitigation and Monitoring Plan, and filing of a Notice of
Determination with the County Clerk. A fee must be paid to the State Department of
Fish and Game when certain notices required by CEQA are filed with the County Clerk.
The Commission is exempt from paying this fee when your Board finds that the Project
will have no significant impact on wildlife resources. The Project is located in an urban
setting, and the Initial Study/Mitigated Negative Declaration concludes that there will be
no adverse effect on wildlife resources.

The environmental review record for this Project is available for public viewing during
regular business hours at the Commission’s main office located at 2 Coral Circle in
Monterey Park.

IMPACT ON CURRENT PROJECT:

Approval of the Resolution, the sale of Commission Parcels and execution of the OPA
will bring needed commercial development to the MCRP area and increase employment
opportunities for local residents, all in accordance with the Redevelopment Plan.

Respectfully submitted,

CARLOS JACKS‘%MJ

Executive Director
Attachments: 6



ATTACHMENT A
A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE COUNTY OF LOS
ANGELES, FINDING THAT THE CONSIDERATION FOR THE CONVEYANCE
OF CERTAIN REAL PROPERTY IN THE MARAVILLA COMMUNITY
REDEVELOPMENT PROJECT AREA IS NOT LESS THAN THE FAIR REUSE
VALUE IN ACCORDANCE WITH COVENANTS AND CONDITIONS
GOVERNING SUCH SALE; FINDING THAT THE CONVEYANCE OF THE
REAL PROPERTY WILL ASSIST IN THE ELIMINATION OF BLIGHT;
APPROVING THE CONVEYANCE OF THE REAL PROPERTY TO DOKHY, LLC;
AND APPROVING THE OWNER PARTICIPATION AGREEMENT PERTAINING
THERETO

WHEREAS, the Community Development Commission of the County of Los
Angeles (the “Commission”) is a public body, corporate and politic, established and
authorized to transact business and exercise its powers, all under and pursuant to the
California Community Redevelopment Law (Part 1 of Division 24 of the Health and
Safety Code) and the Community Development Commission Law (Part 1.7 of Division
24 of the Health and Safety Code); and

WHEREAS, on February 20, 1973, the Board of Supervisors adopted the
Maravilla Community Redevelopment Plan (the “Redevelopment Plan”) by Ordinance
No. 10,661; and created the Maravilla Community Redevelopment Project; and all the
requirements of law for and precedent to the adoption and approval of the
Redevelopment Plan have been complied with; and

WHEREAS, the Board of Supervisors amended the duration of the
Redevelopment Plan’s activities to be forty years from the date of Redevelopment Plan
adoption; and

WHEREAS, the Commission is engaged in activities necessary to execute and
implement the Redevelopment Plan for the Maravilla Community Redevelopment
Project; and

WHEREAS, in order to implement the Redevelopment Plan, the Commission
proposes to convey certain real property (“Commission Parcels”) in the Maravilla
Community Redevelopment Project Area to Dokhy, LLC (the “Participant”) pursuant to
the terms and provisions of the Owner Participation Agreement (the “OPA”) between the
Participant and the Commission and which Commission Parcels are described in Exhibit
No. 1, legal description which is attached and incorporated by reference; and

WHEREAS, the Participant pursuant to the OPA, will acquire the Commission
Parcels from the Commission for not less than fair reuse value for uses in accordance
with the Redevelopment Plan and the covenants and conditions of the OPA; and

WHEREAS, the Participant proposes to develop a commercial development on a

36,625 square foot site comprising of 31,617 square feet of Commission Parcels and
5,008 square feet of property owned by the Participant (collectively, the "Site"), which
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will eliminate blighting influences in the Maravilla Community Redevelopment Project
Area; and

WHEREAS, the proposed Site is a blighted area currently comprised of
underutilized commercial and deteriorated structures; and

WHEREAS, the proposed commercial center project will provide new commercial
opportunities to area residents, an improved environment and will become a strong
complement to the Maravilla Business District within the Maravilla Community
Redevelopment Project Area; and

WHEREAS, the Commission has prepared a summary report required by Section
33433 of the Health and Safety Code setting forth the cost of the OPA to the
Commission, the estimated value of the property interest to be conveyed, determined at
the highest and best uses permitted under the Redevelopment Plan, and has made the
summary report available for public inspection in accordance with the California
Community Redevelopment Law; and

WHEREAS, pursuant to the provisions of the California Community
Redevelopment Law, the Commission held a public hearing on the proposed
conveyance of Commission Parcels and the OPA after publication of notice as required
by law; and

WHEREAS, the Commission has duly considered all terms and conditions of the
proposed conveyance and has found that the redevelopment of the Site pursuant to the
OPA assists in the elimination of slum and blight in furtherance of the health, safety, and
welfare of the Maravilla community, and in accordance with the public purposes and
provisions of applicable Federal, State and local law; and

WHEREAS, the Board of Supervisors must approve the conveyance of the
Commission Parcels to the Participant by the Commission pursuant to Section 33433 of
the Health and Safety Code.

NOW, THEREFORE, the Board of Supervisors of the County of Los Angeles,
California, resolves as follows:

Section 1.  The Board finds that the foregoing recitals are true and correct.

Section 2. The Board, in accordance with Section 33433 of the California
Health and Safety Code, finds and determines that the consideration for conveyance of
the Commission Parcels by the Commission to Participant pursuant to the OPA is not
less than the fair reuse value at the use and with the covenants and conditions and
development costs authorized by the conveyance.

Section 3. The Board finds and determines that the conveyance of the
Commission Parcels by the Commission to the Participant pursuant to the OPA will
assist in the elimination of blight and is consistent with the Five-Year Implementation
Plan of the Redevelopment Plan adopted pursuant to Section 33490 of the California
Health and Safety Code.

_2.



Section 4. The conveyance of the Commission Parcels by the Commission to
Participant and the OPA which establishes the terms and conditions for the conveyance
and development of the Site are approved.

The foregoing Resolution was on the

Supervisors of the County of Los Angeles.

day of April 2008, adopted by the Board of

PASSES AND ADOPTED this day of April 2008, by the following vote:

AYES:
NOES:

ABSENT:

ATTEST:

SACHI A. HAMAI
Executive Officer-Clerk Of
The Board of Supervisors

By

Deputy

APPROVED AS TO FORM:

RAYMOND G. FORTNER, JR.

County Counsel

By

Deputy

Chair of the Board of Supervisors



ATTACHMENT B

MAP OF THE SITE
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Attachment C

CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

CEQA - INITIAL STUDY/MITGATED NEGATIVE DECLARATION

Project Name:

Project Location:

Assessor’s Parcel
Number(s):
Statement of Need:

Project Description:

Page 1 of 15

Mednik-Chavez Commercial Development

The project site is located at 4760-4782 East Cesar Chavez Avenue, in
unincorporated Los Angeles County, California. Figure 1 shows the
regional location of the project, and Figure 2 shows the location of the
project site within Los Angeles County.

5235-010-069, 936, 937, 938, 939 & 940

The proposed project would further the County’s goals of
assisting in economic redevelopment.

The proposed project involves the construction of 8,722 square feet (sf) of
commercial development on a 24,378 sf (0.57-acre) parcel. Figure 3 shows
photos of the exiting onsite conditions and Figure 4 shows the proposed
site plan. Approximately 4,341 sf of building area would be dedicated to
restaurant use, 3,906 would be dedicated to retail uses, and 475 sf would
be service area. As shown in Figure 5, the maximum building height
would be 33 feet. The project includes 59 at grade parking spaces.
Proposed landscaping would cover approximately 2,615 sf, or about 11%
of the site. Existing trees along Cesar Chavez Avenue and Mednik
Avenue would be maintained and/or replanted. Offsite improvements
would include utilities, driveway approach, curbs and sidewalks.

Site preparation would include demolition of the approximately 2,000 sf
building and removal of the approximately 1,000 sf modular building in

order to accommodate the proposed retail center.

The project site is zoned C-3. A zone change would not be required.



CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

Impact Categories

Conformance With
Comprehensive Plans and
Zoning

No Impact Anticipated
Potentially Beneficial
Potentially Adverse Requires
Documentation Only

Potentially Adverse
Requires More Study

Needs Mitigation

Requires Project Modification

Source or Documentation
(See Attached References)

The project site is zoned C-3. A zone change is not
needed (a).

Compatibility and Urban
Impact

The project site is bounded by Cesar Chavez Avenue to the
north, with commercial uses across the street; multi-family
residences to the south; Mednik Avenue to the east, with
LACDC office building across the street; Kern Avenue to
the west, with commercial uses beyond (b). The proposed
project would be compatible with the scale and type of
surrounding development.

Slope

The project site is generally flat (b). The proposed
development would not involve major topographic
modifications or create any significant erosion or
sedimentation problems.

Erosion

There is no evidence of any substantial erosion problems
onsite (b). The project would not involve any ground
disturbance other than grading for building pads.

Soil Suitability

There is no evidence of soil suitability problems on the
project site (b). Routine soil tests would determine
foundation design parameters for new structures.

Hazards and Nuisances,
Including Site Safety

The following databases were checked for known
hazardous materials contamination at the project site:

+ Comprehensive Environmental Response,
Compensation, and Liability Information System
(CERCLIS) database (c)

« Geotracker search for leaking underground fuel tanks,
Spills-Leaks-Investigations-Cleanups (SLIC) and
Landfill sites (d)

« Cortese list of Hazardous Waste and Substances Sites
(e)

« The Department of Toxic Substances Control's Site
Mitigation and Brownfields Database (f).

No results were found. In addition, the site and
surrounding properties do not appear to, and are not known
to, have supported industrial or other uses that are likely to
have resulted in soil or groundwater contamination.

Energy Consumption

Project operation would incrementally increase the
consumption of electricity and natural gas. However,
because these resources are available both locally and
regionally, no significant impact to the availability of energy
resources is expected over the long-term. The project

would comply with state energy conservation requirements.
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CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

Impact Categories

Effects of Ambient Noise on
Project and Contribution to
Community Noise Levels

Effects of Ambient Air Quality
on Project and Contribution to
Community Air Pollutant
Levels

y -/Co erence,
Diversity, Compatible Use,
and Scale

Documentation Only

Needs Mitigation
Requires Project Modification

Potentially Adverse Requires
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Potentially Beneficial
Potentially Adverse
Requires More Study

Source or Documentation
(See Attached References)

Project construction would generate temporary noise level
increases. Local noise ordinances would apply.

The proposed project involves the development of
commercial/retail space and is not expected to generate
substantial noise. The project itself is not a noise sensitive
use. Impacts relating to noise would be less than

ignifica

The project site is located in the South Coast Air Basin,
which is a nonattainment area for ozone, carbon monoxide,
and fine particulate matter (PMyg). Future employees and
customers of the proposed retail development would be
exposed fo potentially unhealthy ambient air because this
regional condition cannot be feasibly mitigated. Traffic
associated with the 8,722 sf project would incrementally
increase air pollutant emissions, but such emissions would
not exceed locally adopted significance thresholds or
hinder attainment of state or federal air quality standards

(9)-

Existing South Coast Air Quality Management District
(SCAQMD) regulations restrict the emissions of dust and
fumes during construction and the project would be
required to conform to these requirements.

The proposed project would involve the development of
8,722 sf of commercial space and surface parking. The
surrounding land uses consist of residential, commercial,
and office development (b). The project would be
compatible with the visual context of the existing
neighborhood.

Historic, Cultural, and
Archaeological Resources

Historic and archaeological evaluations were conducted for
the project site (see attached reports prepared by San
Buenaventura Research Associates [h] and Conejo
Archaeological Consuitants [i]). Based on the historic
resources evaluation, the project site is not eligible for
listing on the National Register of Historic Places. Conejo
Archaeological Consultants determined that no known
archaeological resources would be adversely affected by
project implementation. However, during grading, or any
other earth moving events, discovery of any archaeological
finds would require immediate cessation of activities and

review by a qualified professional of the find for
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CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

Impact Categories

No Impact Anticipated
Potentially Beneficial
Potentially Adverse Requires
Documentation Only

Potentially Adverse
Requires More Study

Needs Mitigation

Requires Project Modification

Source or Documentation
(See Attached References)

Demographic/Character
Changes

recommendations.

he proposed project includes 8, sf of commercial/retai
space. The proposed commercialiretail development would
serve the surrounding area and increase shopping
opportunities for nearby residents. As the proposed project
does not include the construction of residences, no

jincrease in population would occur as a resuit of project

development. Therefore, no substantial change to the
existing demographic character of the area would occur.

Displacement

Development of the proposed project would not displace
any residences.

Educational Facilities

Employment and Income
Patterns

The proposed project would generate temporary
empioyment opportunities during construction and long-
term employment opportunities at the commercial/retail
space. No adverse impacts to employment or income
patterns are expected. The increase in employment
opportunities associated with the proposed project would
be potentially beneficial to employment and income
patierns.

project is a commercial/retail development.
It would not generate additional students at area schools.

Thé bropose T

Commercial Facilities

The proposed project would not adversely affect
commercial facilities. As the project is a commercial/retail
development, it would increase the amount of commercial
facilities available to nearby residents.

Health Care

The proposed project would not increase demand for health
care services. Therefore, no adverse impacts to health
care services would occur.

Social Services

The proposed project is a commercial/retail development.
It would not require any new social services.

Solid Waste

The proposed project would incrementally increase the
generation of solid waste over existing conditions. This
increase is not expected to significantly affect area landfills.
Nevertheless, because of ongoing concerns about regional
landfill capacity, project design should accommodate solid
waste recycling.

Waste Water

The proposed project would increase wastewater
generation as compared to the current use of site.
However, it is expected that the current wastewater
infrastructure that is in place would accommodate urban
development similar to that proposed. Any needed system

improvements would be made in conjunction with site
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CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

Impact Categories

ires

Documentation Only

Needs Mitigation
Requires Project Modification

No Impact Anticipated
Potentially Beneficial
Potentially Adverse Requ
Potentially Adverse
Requires More Study

Source or Documentation
(See Attached References)

development.

Storm Water

Currently, approximately 2,000 sf of the project site is
pervious surface. The proposed project would include
2,615 sf of landscaped area, which would be a net increase
in onsite pervious surface area. As such, stormwater
generation may incrementally decrease as a result of
project implementation. In addition, storm drains would be
installed on the site as part of project development and
would be sized adequately to accommodate runoff from the
site. . The project would comply with local, state, and federal
requirements pertaining to control of stormwater runoff.
Therefore, significant impacts would not occur,

Water Supply

The proposed project would incrementally increase water
consumption as compared to the current use but is not
expected to significantly affect water supply. Nevertheless,
because of ongoing concerns about water supply in the
Southern California region, water conservation measures
shall be incorporated into the design of the project.

Public Safety
Police

The Los Angeles County Sheriff's Department’s East Los
Angeles Station, located approximately 0.5 miles southeast
of the project site at 5019 East Third Street, provides police
protection services in the project vicinity (a). The proposed
project would incrementally increase demand for police
protection services. However, this increase would be
nominal and no adverse impacts to police services are
expected.

Fire

The Los Angeles County Fire Department Station 1 would
provide fire protection, paramedic and emergency medical
technician services to the project site. The station is
located 1108 North Eastern Avenue, approximately 1.5
miles southeast of the project site (a). The proposed
project would incrementally increase the demand for fire
protection services; however, the site is within the existing
service area. As the project would be required to comply
with Fire Department requirements, no adverse impacts to
fire protection services are anticipated from development of
the project.

Emergency
Medical

The Los Angeles County Fire Department would provide
emergency medical services. Nearby hospitals include the
Santa Marta Hospital, the Los Angeles Community Hospital
and the Monterey Park Hospital. No adverse impacts to
emergency medical services are anticipated.

Open Space And Recreation

Open Space
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CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

Impact Categories

No Impact Anticipated
Potentially Beneficial
Potentially Adverse Requires
Documentation Only

Potentially Adverse
Requires More Study

Needs Mitigation

Requires Project Modification

Source or Documentation
(See Attached References)

The proposed project would not adversely affect any areas
designated as public open space.

Recreation

b

Belvedere Park and Obregon Park are located
approximately250 feet east and 0.75 mile south west of the
site, respectively (a). No adverse impacts to these facilities
would occur.

Cultural Facilities

The proposed project would not adversely affect any
cultural facilities (b).

Transportation

Water Resources

The existing onsite restaurant generates an estimated 254
average daily vehicle trips (ADT) (). The proposed project
would generate an estimated 780 average daily vehicle
trips (ADT) (j), which would be an estimated net increase of
526 ADT. This would incrementally increase traffic on
roadways in the immediate project vicinity. Aithough the
County of Los Angeles normally requires a traffic study for
projects that would result in a net increase of 500 ADT, the
Los Angeles County Department of Public Works has
reviewed the proposed project and determined that a traffic
study would not be required (k). Significant impacts to the
area circulation system are not anticipated.

The proposed project includes 59 parking spaces, or about
29% fewer than the County Code requirement. This
parking reduction can be approved through an
administrative review. Although parking does not meet the
Code requirement, it is anticipated that the number of
spaces proposed would be sufficient to meet project
demand.

The proposed project would not affect water resources (b).

Surface Water

No surface water is located onsite (b). Therefore, no
impacts to surface water would occur.

Watercourses

There are no watercourses within the vicinity of the project
area (b). No impact to watercourses is anticipated.

Unique Natural Features and
Agricultural Lands

The project site is in a highly urbanized area. The
proposed project would not affect any natural features. No
active agricultural lands or agriculturally zoned lands are
present within the project area (a, b).

Vegetation and Wildlife

Growth-Inducing Imp'a“cts

The project site is in a highly urbanized area. No important
biotic communities exist and no wildlife was observed
onsite (b). Therefore, the project would not significantly

The proposed project is a commercial/retail development
and would not induce population growth. The project would

affect vegetation or wildlife.
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Project Name: Mednik-Chavez Commercial Development

c
0
(]
£ =
T2 R
—_— o
b o] — O C T
2 |8 |0 = 3
Impact Categories | § | 2 |85 |83 | | = Source or Documentation
n— —— Evd
2 %’ 25 | ¢ g 2 o (See Attached References)
[ TE C o © ol
< | @ |<5|<5| 2| 2
58 |2 |2E|2=|E | &
s |8 |53 |88|=| 8
e k-] Ho | B (] =
E | §|EA|ES| 8| 3
c |51|8 |88|2| 8
Z2 |o g |dx| % | x
not require the extension of infrastructure or roadways since
the site has been developed in the past. Therefore, the
project's potential to induce growth is not considered
significant.

Cumulative Effects X The proposed project would provide infill development in an
urbanized area. While it would increase the intensity of
development on the project site, it would not result in any
significant impacts that would be cumulatively considerable.
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CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

16 U.S.C. 1271

Area of Statutory/ Not Consultation Permits Project Conditions Note Compliance
Applicable] Required | Required and [Consistent with and/or :
Regul:_:ltory To this and Obtained Applicable Mitigation Documentation
Compliance Project | Completed Policies Actions
Required
Historic Properties X Historic and archaeological
36 CFR 800 (CDBG) evaluations were conducted for the
36 CFR 801 (UDAG) project site (see attached reports
prepared by San Buenaventura
Research Associates [e] and Conejo
Archaeological Consultants [f}).
Based on the historic resources
evaluation, the project site is not
eligible for listing on the National
Register of Historic Places. Conejo
Archaeological Consultants
determined that no known
archaeological resources would be
adversely affected by project
implementation. However, during
grading, or any other earth moving
events, discovery of any
archaeological finds would require
immediate cessation of activities and
review by a qualified professional of
the find for recommendations.
. Floodplain Management X The project site is located within flood
42 FR 26951 zone C or X, FEMA panel 06504308-
50B, indicating minimal flood potential
and no flood insurance requirement
.
. Wetlands Protection No wetlands are located on or near
42 FR 26951 the project site (b).
. Coastal Zone Plan X The project site is not located in a
16 U.S.C. 1451 coastal zone (m).
. Sole Source Aquifers X No impact to primary drinking water
42 U.S.C. 201, 300(g) sources is anticipated.
and 21 U.S.C. 349
. Endangered Species X The project site is in an urbanized
16 U.S.C. 1531 area. No endangered species are
located in the area.
. Wild and Scenic Rivers X No wild or scenic rivers are located in

the site vicinity (n).
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CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

Area of Statutory/
Regulatory
Compliance

Not
Applicable
To this
Project

Consultation
Required
and
Completed

Permits
Required and
Obtained

Project
Consistent with
Applicable
Policies

Conditions
and/or
Mitigation
Actions
Required

Note Compliance
Documentation

8. Air Quality Protection
42 U.S.C. 7401

The project site is located in the
South Coast Air Basin, which is a
nonattainment area for ozone, carbon
monoxide, and fine particulate matter
(PMyo). Future employees and
customers the proposed
commercial/retail project would
therefore be exposed to potentially
unhealthy ambient air as this regional
condition cannot be feasibly
mitigated. Traffic associated with the
project would incrementally increase
air pollutant emissions, but such
emissions would not exceed locally
adopted significance thresholds or
hinder attainment of state or federal
air quality standards (g).

Existing SCAQMD regulations restrict
the emissions of dust and fumes
during construction and the project
would be required to conform to these
requirements.

9. Farmland Protection
7 U.S.C. 4201

No agricultural uses are located
onsite or in the vicinity of the project
site.

10. Environmental Justice
Executive Order 12898

The proposed project would provide
additional employment opportunities
in the community. The project would
not expose low-income or minority
populations to any environmental
justice concerns.

11. HUD Environmental Standards, 24 CFR 51 as amended

a. Noise Abatement
24 CFR 51B

X

Project construction would generate
temporary noise level increases.
Local noise ordinances would apply.

The proposed project involves
commercial/retail development and is
not expected to generate substantial
noise. The project itself is not a noise
sensitive use. Impacts relating to
noise would be less than significant.

b. Landfill Hazards
CPD Letter 79-33

The project site is not subject to any
known landfill hazards (b).

c. Upset Hazards
24 CFR 51B

The project site is not subject to any
known upset hazards, nor would the
proposed use create any significant
upset hazards (b).

d. Flammable Oper.
24 CFR 51C

Page 9 of 16

The project site is not subject to any
known flammable operations or

explosives (b).
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Project Name: Mednik-Chavez Commercial Development

Area of Statutory/ Not Consultation Permits Project Conditions Note Compliance
Applicable| Required | Required and [Consistent with and/or :
Regu'?tory To this and Obtained Applicable Mitigation Documentation
Compliance Project | Completed Policies Actions
Required
e. Toxic/Radioactivity X The project site is not subject to any
HUD Notice 79-33 known radioactivity (b). The following
databases were checked for known
hazardous materials contamination at
the project site:
+«  Comprehensive Environmental
Response, Compensation, and
Liability Information System
(CERCLIS) database (c)
»  Geotracker search for leaking
underground fuel tanks, Spills-
Leaks-Investigations-Cleanups
(SLIC) and Landfill sites (d)
*  Cortese list of Hazardous Waste
and Substances Sites (e)
e  The Department of Toxic
Substances Control’s Site
Mitigation and Brownfields
Database (f).
No known sources of contamination
are present on-site.
f. Airport Clear Zones X The project site is not in an airport

24 CFR 51D

clear zone (a).
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Project Name: Mednik-Chavez Commercial Development

Summary of Findings and Conclusions:

The proposed project involves the construction of a retail center measuring 8,247 square feet (sf).
Components of the proposed development include 4,341 sf of restaurant space, 475 sf of service area
space and 3,906 sf of retail space. Parking for the proposed project would include 59 spaces. In
addition, proposed onsite landscaping would cover 2,615 sf. Existing trees along Cesar Chavez Avenue
and Mednik Avenue would be maintained and/or replanted as necessary. Offsite improvements
would include utilities, driveway approach, curbs and sidewalks.

Site preparation would include demolition of the approximately 2,000 sf building and removal of the
approximately 950 sf modular building in order to accommodate the proposed retail center.

The project site is zoned C-3. A zone change would not be required. Neighboring land uses consist of
residential, commercial and office development. The proposed project would be compatible with the
scale and visual character of the surrounding area.

The project site is generally flat. No watercourses or water resources are located in the project area. No
threatened or endangered wildlife was observed on the site.

The proposed project would not significantly affect public facilities. Implementation of the project
would create temporary employment opportunities during construction and long-term employment
opportunities during operation of the proposed retail and restaurant development. No historic
resources are located on the project site. Implementation of mitigation measures is required to ensure
that the proposed project would not disturb unknown archaeological resources or human remains.

The proposed project would not consume substantial quantities of water or energy or generate
substantial quantities of solid waste or wastewater. Nevertheless, water conservation measures and
recycling facilities should be incorporated into project design. The project is located outside the 500-
year flood area, indicating minimal flood potential in the area.

The proposed project would conform to all applicable federal, state, and regional air pollution control
regulations, and would not significantly affect local or regional air quality. The project would
incrementally increase daily traffic volumes in the immediate area; however, project-generated traffic
would not significantly affect local roadways.

Summary of Environmental Conditions:

The project site is located in a highly urbanized area. No wildlife was observed onsite.

Project Modifications and Alternatives Considered:

No unavoidably significant impacts were identified for the proposed project. Therefore, project
alternatives or modifications have not been considered.
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Project Name: Mednik-Chavez Commercial Development

Mitigation Measures Required:
The following mitigation measures are required:

1. Archaeological Resources/Human Remains. In the event that archaeological resources are
unearthed during project construction, all earth disturbing work within the APE must be
temporarily suspended until an archaeologist has evaluated the nature and significance of the find.
After the find has been appropriately mitigated, work in the area may resume. A Gabrielino
representative should monitor any archaeological field work associated with Native American
materials. If human remains are unearthed, State Health and Safety Code Section 7050.5 requires
that no further disturbance shall occur until the Los Angeles County Coroner has made the
necessary findings as to origin and disposition pursuant to Public Resources Code Section 5097.98.
If the remains are determined to be of Native American descent, the coroner has 24 hours to notify
the Native American Heritage Commission.

2. Solid Waste Recycling. Because of ongoing concerns about available landfill capacity, project
design shall incorporate space for separate bins for waste and recyclable materials.

3. Water Supply. Because of ongoing concerns about regional water supplies, the following shall be
incorporated into project design:

e To the degree feasible, landscaped areas shall be designed with drought-tolerant species.
Irrigation shall be accomplished with drip systems. Planting beds shall be heavily mulched in
accordance with water-conserving landscape design practice.

e All new structures shall be fitted with water conserving fixtures, including, but not limited to,
low flow faucets and toilets.

4. Additional Modifications. Minor changes to the mitigation measures required as a condition of

funding approval are permitted, but can only be made with the approval of the Executive Director
of the Community Development Commission (CDC) of Los Angeles County.
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Project Name: Mednik-Chavez Commercial Development

References:

a. Los Angeles Department of Regional Planning Website, http:/ / planning.co.la.ca.us, accessed online
September 2007. (ELECTRONIC)

b. Rincon Consultants, Inc., site visit, September 26, 2007.

c. Comprehensive Environmental Response, Compensation, and Liability Information System
(CERCLIS) database, http://www.epa.gov/superfund/sites/cursites/, accessed online September
26, 2007. (ELECTRONICQ)

d. Geotracker search for leaking underground fuel tanks, Spills-Leaks-Investigations-Cleanups (SLIC)
and Landfill sites, http:/ / eeotracker.swrcb.ca.gov/search/, accessed online September 26, 2007.
(ELECTRONIC)

e. Cortese list of Hazardous Waste and Substances Sites,
http:/ /www.disc.ca.gov/SiteCleanup/Cortese List.cfm, accessed online September 26, 2007.
(ELECTRONIC)

. Department of Toxic Substances Control’s Site Mitigation and Brownfields Database

http:/ /www.epa.gov/enviro/html/bms/index2.html, accessed online September 26, 2007.
(ELECTRONIC)

g. South Coast Air Quality Management District, http:/ /www.agmd.gov, accessed online September
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j- Institute of Transportation Engineers, Trip Generation, 7th Edition, 2003.
Project-generated traffic was calculated by multiplying the project size (units) by the applicable trip
generation rate. The average daily traffic (ADT) rate for high turnover (sit-down) restaurants is
127.15 trips per 1,000 sf and the proposed restaurant component would measure 4,816 sf (the 475 sf
service area was included). The ADT for a shopping center is 42.94 trips per 1,000 sf and the
proposed retail component would measure 3,906 sf. Therefore, approximately 780 ADT would be
generated by the proposed project [(127.15 x 4.816) + (42.92 x 3.906)].

k. Donald Dean, Environmental Officer, Community Development Commission of Los Angeles
County, September, 2007. (PERSONNEL COMMUNICATION)
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Project Name: Mednik-Chavez Commercial Development

1. Is the project in compliance with applicable laws and
regulations? &Yes DNO

2. Is an EIS required? DYGS XIN o

3. A Finding of No Significant Impact (FONSI) can be
made. The project will not significantly affect the quality
of the human environment. Xyes [INo

Basic Reasons Supporting Decision:

The proposed project involves the construction of a retail center measuring 8,247 sf. Components of
the proposed development include 4,341 sf of restaurant space, 475 sf of service area space and 3,906 sf
of retail space. Onsite surface parking would be provided. The proposed project would further the
County’s goals of assisting in economic redevelopment. The project involves infill development in a
highly urbanized area of Los Angeles County. Based on the initial study, it has been determined that
with implementation of recommended mitigation measures, the proposed project would not generate
any significant environmental impacts.

The following mitigation measures are required:

1. Archaeological Resources/Human Remains. In the event that archaeological resources are
unearthed during project construction, all earth disturbing work within the APE must be

temporarily suspended until an archaeologist has evaluated the nature and significance of the find.

After the find has been appropriately mitigated, work in the area may resume. A Gabrielino
representative should monitor any archaeological field work associated with Native American
materials. If human remains are unearthed, State Health and Safety Code Section 7050.5 requires
that no further disturbance shall occur until the Los Angeles County Coroner has made the
necessary findings as to origin and disposition pursuant to Public Resources Code Section 5097.98.
If the remains are determined to be of Native American descent, the coroner has 24 hours to notify
the Native American Heritage Commission.

2. Solid Waste Recycling. Because of ongoing concerns about available landfill capacity, project
design shall incorporate space for separate bins for waste and recyclable materials.

3. Water Supply. Because of ongoing concerns about regional water supplies, the following shall be
incorporated into project design:

e To the degree feasible, landscaped areas shall be designed with drought-tolerant species.
Irrigation shall be accomplished with drip systems. Planting beds shall be heavily mulched in

accordance with water-conserving landscape design practice.

» All new structures shall be fitted with water conserving fixtures, including, but not limited to,
low flow faucets and toilets.

Page 15 of 15



CEQA - Initial Study/Mitigated Negative Declaration

Project Name: Mednik-Chavez Commercial Development

4. Additional Modifications. Minor changes to the mitigation measures required as a condition of
funding approval are permitted, but can only be made with the approval of the Executive Director
of the Community Development Commission (CDC) of Los Angeles County.

Prepared by: Sean Wazlaw Title: Environmental Planner
Date: October 4, 2007
Concurred in: Donald Dean Title: Environmental Officer

Attachments: Figures, Historic Report, Archeological Report
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Introduction

This report was prepared for the purpose of assisting the Los Angeles Community Development Commission in
their compliance with the California Environmental Quality Act (CEQA) as it relates to historic resources, in
connection with Mednik-Chavez commercial development project. The project calls for the demolition of two
commercial buildings and the construction of a 9,224 square foot commercial building at 4760-4782 E. Cesar
Chavez Avenue in East Los Angeles County. [Figure 1]

This report assesses the historical and architectural significance of potentially significant historic properties
in accordance with the National Register of Historic Places (NRHP) and the California Register of Historical
Resources (CRHR) Criteria for Evaluation. A determination will be made as to whether adverse environmental
impacts on historic resources, as defined by CEQA and the CEQA Guidelines, may occur as a consequence of the
proposed project, and recommend the adoption of mitigation measures, as appropriate.

This report was prepared by San Buenaventura Research Associates of Santa Paula, California, Judy Triem, His-
torian; and Mitch Stone, Preservation Planner, for Rincon Consultants, and is based on a field investigation
and research conducted in October 2007. The conclusions contained herein represent the professional opinions
of San Buenaventura Research Associates, and are based on the factual data available at the time of its prepa-
ration, the application of the appropriate local, state and federal regulations, and best professional practices.

Administrative Setting

The California Environmental Quality Act (CEQA) requires evaluation of project impacts on historic resources,
including properties “listed in, or determined eligible for listing in, the California Register of Historical Re-
sources [or] included in a local register of historical resources.” A resource is eligible for listing on the Cali-
fornia Register of Historical Resources if it meets any of the criteria for listing, which are:

1. Is associated with events that have made a significant contribution to the broad patterns of Califor-
nia’s history and cultural heritage;

2. Is associated with the lives of persons important in our past;

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, or rep-
resents the work of an important creative individual, or possesses high artistic values; or

4. Has yielded, or may be likely to yield, information important in prehistory or history. (PRC
§5024.1(c))

By definition, the California Register of Historical Resources also includes all “properties formally determined
eligible for, or listed in, the National Register of Historic Places,” and certain specified State Historical Land-
marks. The majority of “formal determinations” of NRHP eligibility occur when properties are evaluated by the
State Office of Historic Preservation in connection with federal environmental review procedures (Section 106
of the National Historic Preservation Act of 1966). Formal determinations of eligibitity also occur when prop-
erties are nominated to the NRHP, but are not listed due to owner objection.

The criteria for determining eligibility for listing on the National Register of Historic Places (NRHP) have been
developed by the National Park Service. Eligible properties include districts, sites, buildings and structures,

A. That are associated with events that have made a significant contribution to the broad patterns of
our history; or
That are associated with the lives of persons significant in our past; or

C. That embody the distinctive characteristics of a type, period, or method of construction or that rep-
resent the work of a master, or that possess high artistic values, or that represent a significant and
distinguishable entity whose components may lack individual distinction; or

D. That have yielded, or may be likely to yield, information important in prehistory or history.
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Figure 1. Site Location [Source: Los Angeles County Assessor, Map Book 5235, Page 10]
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According to the National Register of Historic Places guidelines, the “essential physical features” of a property
must be present for it to convey its significance. Further, in order to qualify for the NRHP, a resource must
retain its integrity, or “the ability of a property to convey its significance.”

The seven aspects of integrity are: Location (the place where the historic property was constructed or the
place where the historic event occurred); Design (the combination of elements that create the form, plan,
space, structure, and style of a property); Setting (the physical environment of a historic property); Materials
(the physical elements that were combined or deposited during a particular period of time and in a particular
pattern or configuration to form a historic property); Workmanship (the physical evidence of the crafts of a
particular culture or people during any given period of history or prehistory); Feeling (a property’s expression
of the aesthetic or historic sense of a particular period of time), and; Association (the direct link between an
important historic event or person and a historic property).

The relevant aspects of integrity depend upon the National Register criteria applied to a property. For exam-
ple, a property nominated under Criterion A (events), would be likely to convey its significance primarily
through integrity of location, setting and association. A property nominated solely under Criterion C (design)
would usually rely primarily upon integrity of design, materials and workmanship. The California Register regu-
lations include similar language with regard to integrity, but also state that “it is possible that historical re-
sources may not retain sufficient integrity to meet the criteria for listing in the National Register, but they
may still be eligible for listing in the California Register.” (CCR §4852 (c))

The minimum age criterion for the National Register of Historic Places (NRHP) and the California Register of
Historical Resources (CRHR) is 50 years. Properties less than 50 years old may be eligible for listing on the
NRHP if they can be regarded as “exceptional,” as defined by the NRHP procedures, or in terms of the CRHR,
“if it can be demonstrated that sufficient time has passed to understand its historical importance” (Chapter
11, Title 14, §4842(d)(2))

Historic resources as defined by CEQA also includes properties listed in “local registers” of historic properties.
A “local register of historic resources” is broadly defined in §5020.1 (k) of the Public Resources Code, as “a
list of properties officially designated or recognized as historically significant by a local government pursuant
to a local ordinance or resolution.” Local registers of historic properties come essentially in two forms: (1)
surveys of historic resources conducted by a local agency in accordance with Office of Historic Preservation
procedures and standards, adopted by the local agency and maintained as current, and (2) landmarks desig-
nated under local ordinances or resolutions. These properties are “presumed to be historically or culturally
significant... unless the preponderance of the evidence demonstrates that the resource is not historically or
culturally significant.” (Public Resources Code §8 5024.1, 21804.1, 15064.5)

3. Impact Thresholds and Mitigation

According to PRC §21084.1, “a project that may cause a substantial change in the significance of an historical
resource is a project that may have a significant effect on the environment.” The Public Resources Code
broadly defines a threshold for determining if the impacts of a project on an historic property will be signifi-
cant and adverse. By definition, a substantial adverse change means, “demolition, destruction, relocation, or
alterations,” such that the significance of an historical resource would be impaired (PRC §5020.1(6)). For pur-
poses of NRHP eligibility, reductions in a resource’s integrity (the ability of the property to convey its signifi-
cance) should be regarded as potentially adverse impacts.

Further, according to the CEQA Guidelines, “an historical resource is materially impaired when a project...
[d]emolishes or materially alters in an adverse manner those physical characteristics of an historical resource

SAN BUENAVENTURA RESEARCH ASSOCIATES Page 30f 7
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that convey its historical significance and that justify its inclusion in, or eligibility for, inclusion in the Cali-
fornia Register of Historical Resources [or] that account for its inclusion in a local register of historical re-
sources pursuant to section 5020.1(k) of the Public Resources Code or its identification in an historical re-
sources survey meeting the requirements of section 5024.1(g) of the Public Resources Code, unless the public
agency reviewing the effects of the project establishes by a preponderance of evidence that the resource is
not historically or culturally significant.”

The lead agency is responsible for the identification of “potentially feasible measures to mitigate significant
adverse changes in the significance of an historical resource.” The specified methodology for determining if
impacts are mitigated to less than significant levels are the Secretary of the Interior's Standards for the Treat-
ment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing Historic
Buildings and the Secretary of the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating His-
toric Buildings (1995), publications of the National Park Service. (PRC §15064.5(b)(3-4))

4, Historical Setting
General Historical Context

The project site is located in a section of of Los Angeles County known as East Los Angeles, a somewhat in-
definite area typically defined as encompassing the land between the Los Angeles River on the west and the
cities of Alhambra, Monterey Park and Montebello on the east, the City of Commerce on the south and Glen-
dale on the north. Greater East Los Angeles is composed of numerous, fairly distinct, and mainly unincorpo-
rated communities. Among these are Highland Park, El Sereno, Brooklyn Heights, Boyle Heights, Lincoln
Heights, Belvedere and City Terrace. Other, less well-defined portions of the district lacking any specific
neighborhood identification are referred to today simply as East Los Angeles, in particular, the unincorporated
sections of Los Angeles County located between the Pomona and Golden State freeways.

With the explosive growth of the Los Angeles region during the first decades of the twentieth century, the
character of East Los Angeles began a rapid transition from ranching, vegetable growing, fruit farming and
dairies to working-class streetcar suburbs. The many and various neighborhoods of East Los Angeles which
developed during the 1900s, 1910s and 1920s, quickly took on the distinct ethic characters of the immigrants
who settled them.

Notable populations of Russians, Armenians, Jews, Chinese, Italians, Japanese, and Mexicans coalesced in East
Los Angeles. By 1930, these neighborhoods had developed individual, well-recognized social, political and
economic identities. After 1940, however, many of these ethic groups began to disburse, and the ethnic com-
position of East Los Angeles shifted, taking on the predominantly Mexican-American character it reflects to-
day.

Cesar Chavez Avenue was originally called Brooklyn Avenue and was the major commercial district in the area
originally known as Belvedere. The first people to settle along Brooklyn Avenue and in the adjacent neighbor-
hoods in the early 1900s was a mixture of Euro-American, Russian and Jewish residents. Starting in the 1920s
the area became predominantly Mexican as labor needs increased and Mexican families came in great numbers
to the area. The Mexicans referred to the central area as La Maravilla (the wondrous).

The project site is located within the Maravilla Community. The name came from the small tract referred to as
Maravilla Park that opened in the 1920s. The boundaries of the tract are Cesar Chavez Avenue (formerly Brook-
lyn Avenue) on the north; First Street on the south; Dangler Avenue on the west; and Mednik Avenue on the
east. During the late 1920s single family residences and commercial buildings (stores) were located on the
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4700 block of then Brooklyn Avenue. Gradually the houses gave way to businesses and all the commercial
buildings have since been demolished except two at 4760 and 4770 E. Cesar Chavez Avenue.

5. Potential Historic Resources

Two building are located on the project site, consisting of seven parcels, located on the south side of Cesar
Chavez Avenue between Mednik and Kern avenues. The rest of the buildings located along the commercial
block have been demolished.

4760 E. Cesar Chavez Avenue. The Los Angeles County Assessor records a 1969 date of construction for this
building. Located on two lots is a modular building, rectangular in plan, with a flat roof and cornice. Steps
lead up to a full front open porch/patio with a wood railing. It features a pair of double French doors and
multi-paned windows with wood mouldings. Siding is stucco. [Photo 1]

4770 E. Cesar Chavez Avenue. This one story building listed with a 1972 date of construction in the Los Ange-
les Assessor's Records database. Its appearance indicates an earlier date of perhaps late 1920s. Sanborn Maps
for 1928 show a building at this location. The building has a rectangular plan with a flat roof with raised
parapet and a faux mansard cornice covered with tile. The recessed entry has a rounded arch with a fixed
small display window on either side with a wood moulding. The building is covered with stucco. The building
has been altered with changes to the storefront cornice and possibly windows. [Photo 2]

6. Eligibility of Historic Resources
National and California Registers: Significance, Eligibility and Integrity

The building at 4770 E. Cesar Chavez Avenue is not associated with any events that have made a significant
contribution to the history of East Los Angeles. (Criterion A/1) It is generally representative of the commer-
cial development of the community, but did not play any known notable role in this development. No signifi-
cant persons are known to be associated with this property. (Criterion B/2) The building does not embody the
distinctive characteristics of a type or period or possess high artistic value. (Criterion C/3) It appears to be a
rather ordinary commercial building from the late 1920s which as been substantially altered.

Integnity Discussion

The integrity of location is the same as the building at 4770 E. Cesar Chavez Avenue is in its original loca-
tion. The integrity of design has been somewhat altered with changes to the storefront. The setting has also
been altered with the removal of adjacent commercial buildings from the 1920s through 1940s period. To the
extent that the building is altered, its integrity of materials and workmanship is also reduced. The integrity
of feeling and association are intact because the building continues to be used commercially. On a whole,
this property at 4770 E. Cesar Chavez Avenue appears to lack the integrity required to be eligible for listing
on the NRHP or CRHR.

Properties Less Than 50 Years of Age

Properties less than 50 years of age may be eligible if they can be found to be “exceptional.” While no hard
and fast definition for “exceptional” is provided in the NRHP literature, the special language developed to
support nominating these properties was clearly intended to accommodate properties which demonstrate a
level of importance such that their historical significance can be understood without the passage of time. In
general, according to NRHP literature, eligible “exceptional” properties may include, “resources so fragile that
survivors of any age are unusual. [Exceptionalness] may be a function of the relative age of a community and
its perceptions of old and new. It may be represented by a building or structure whose developmental or de-
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sign value is quickly recognized as historically significant by the architectural or engineering profession [or] it
may be reflected in a range of resources for which the community has an unusually strong associative attach-
ment.”

The property at 4760 E. Cesar Chavez Avenue is less than 50 years of age. It does not appear to rise to the
exceptional level either architecturally or historically. It is an ordinary modular building.

Conclusions

The buildings at 4760 and 4770 E. Cesar Chavez Avenue do not appear eligible for listing on the NRHP or
CRHR either individually or as contributors to a historic district. No Los Angeles County historic preservation
ordinance applies to this unincorporated area of East Los Angeles. Consequently no historic resources as de-
fined by CEQA are located on the project site. These properties should not be regarded as contributing to the
setting of any eligible properties.

7. Project Impacts

The proposed project should not be seen as resulting in significant adverse impacts on historic resources.
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Photo 2. Project site: 4770 E. Cesar Chavez Avenue, northern elevation.
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I. INTRODUCTION WITH PROJECT DESCRIPTION AND LOCATION

CDC Project Name/No.: | Location: Thomas Bro. Assessor Parcel CDC Contact:
Mednik-Chavez 4760-4782 E. Cesar Chavez Ave | Grid: Nos. 5235-010-069, Donald Dean
Commercial East Los Angeles Pg. 635, G5 -936, -937, -938, Environmental Officer
Development Project Los Angeles County -939, & -940 (323) 890-7186

This report was prepared at the request of Donald Dean of the Los Angeles County Community
Development Commission (CDC). It presents the results of a Phase | archaeological investigation
conducted by Conejo Archaeological Consultants (Conejo) for the Mednik-Chavez Commercial
Development Project. The project involves new construction of an approximately 9,224 square-feet
L-shaped commercial building at 4760-4782 E. Cesar Chavez Avenue in unincorporated East Los
Angeles, Los Angeles County (Exhibits 1, 2 & 3). The project also involves demolition of existing
structures. Offsite improvements will include pavement repair, curbs, gutters, sidewalks, and utility
installation.

This archaeological study was undertaken in compliance with Section 106 of the National
Historic Preservation Act and its implementing regulations under 36 CFR 800 (as amended).

This study also complies with Section 21083.2 of the California Environmental Quality Act.

ll. STUDY FINDINGS

Based on the South Central Coastal Information Center's (SCCIC) record search results, Native
American Heritage Commission (NAHC) sacred lands file check, Conejo’s survey findings, and
the extent of previous ground disturbance within the project’s area of potential effect (APE), the
Mednik-Chavez Commercial Development Project will not impact any documented
archaeological resources. Therefore, no further archaeological investigations are warranted
prior to project approval. In the unexpected event that prehistoric and/or historic cultural
materials are encountered during construction, all earth disturbing work within the vicinity of the
find must be temporarily halted until a qualified archaeologist can evaluate the nature and
significance of the find, as detailed in Section VI of this report.

lll. ENVIRONMENTAL SETTING

Physical Environment: The project is located on the USGS 7.5 Los Angeles Quadrangle, Range
12W, Township 28, within the historic territory of Rancho San Antonio. The project’s approximate
0.54-acre APE consists of Assessor Parcel Numbers 5235-010-069, -936, -937, -938, -939, & -940.
(Exhibit 2). The subject property is located at the southwest comner of Cesar Chavez Avenue and
Mednik Avenue, in a mixed commercial and residential area of unincorporated East Los Angeles.
The APE is bordered by Cesar Chavez Avenue and commercial development to the north, Mednik
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Avenue and commercial development to the east, an alley and residential development to the south,
and by Kern Avenue and commercial development to the west.

A paved parking lot, thrift store and the Chicana Services Action Center are currently located on the
subject property. Where not built or paved over the property is landscaped. There are no stands of
native vegetation within or adjacent to the project APE. No natural drainages occur within or
adjacent to the project APE.

Cultural Environment:

The project site lies within the historic territory of the Native American group known as the
Gabrielino, one of the wealthiest, most populous, and most powerful ethnic nationalities in
aboriginal southern California (Bean and Smith 1978). The Gabrielino followed a sophisticated
hunter-gatherer lifestyle, and were a deeply spiritual people (McCawley 1996). The Gabrielino
territory included the Los Angeles Basin (which includes the watersheds of the Los Angeles,
San Gabriel, and Santa Ana Rivers), the coast from Aliso Creek in the south to Topanga Creek
in the north, and the four southern Channel Islands. For in depth information on the Gabrielino,
the reader is referred to McCawley’s (1996) The First Angelinos, The Gabrielino Indians of Los
Angeles.

IV. SOURCES CONSULTED

Results:

South Central Coastal Information Center

A record search was conducted at the South Central Coastal Information Center housed at
California State University Fullerton on October 1, 2007. The record search identified no prehistoric

or historic sites within a 0.5-mile radius of the project's APE.

Nine archaeological surveys have been conducted within a 0.5-mile radius of the project APE. None

of these surveys included the project APE.

Federal, State & Local Historic Listings

The listings of the National Register of Historic Places (NRHP) includes no properties within or
adjacent to the project APE (National Park Service 2007). There are no California Historical
Landmarks or Points of Historical Interest located within or adjacent to the project APE (Office of
Historic Preservation 2007a, 1992). The California State Historic Resources Inventory lists no
evaluations within or adjacent to the project APE (Office of Historic Preservation 2007b).
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Historian Judy Triem is in the process of conducting a Section 106 review of the project APE’s built
environment.

Native American Heritage Commission

A sacred lands file check was conducted by Dave Singleton of the NAHC on September 24, 2007.
No sacred lands were identified within or adjacent to the project site.

Historic Maps

No Sanborn Fire Insurance Maps were found for the project area. The 1900 USGS 15’ Pasadena
Quadrangle shows no development within the project area. The 1966 USGS 7.5 Los Angeles
Quadrangle shows the project area as developed. The current Cesar Chavez Avenue is labeled as
Brooklyn Avenue. The 1981 and 1994 USGS 7.5' Los Angeles Quadrangles show no changes
within the immediate project area from the 1966 version.

V. FIELD METHODS

The approximate 0.54-acre project APE was surveyed by Mary Maki on October 1, 2007 (Exhibits 2
& 3). Ms. Maki is certified by the Register of Professional Archaeologists (RPA) and has over 17
years archaeological experience in southern California.

As approximately 90 percent of the project APE was built or paved over, a systematic archaeological
survey was not feasible. Instead all visible ground surfaces within the landscaped areas were
closely inspected. Within the landscaped areas ground surface visibility was generally fair. The soil
on the project site was a silty sand. No prehistoric or historic archaeological resources were
observed. However, the lack of ground surface visibility across the vast majority of the APE
rendered the survey results inconclusive as to the absence of prehistoric or historic resources.

The ground surface throughout the project APE has been extensively disturbed by grading and
trenching associated with the existing development.

VI. REMARKS

Although survey efforts were limited by development of the project APE, based on the SCCIC
record search results, the NAHC sacred lands file check, the lack of natural water courses in
the general project area, and the extent of past ground disturbances on the property, no impact
to archaeological resources is anticipated from project development. Therefore, no further
archaeological investigation is warranted prior to project implementation as long as the
following two recommendations are included as conditions of project approval.
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1. In the event that archaeological resources are unearthed during project construction, all
earth disturbing work within the APE must be temporarily suspended until an archaeologist
has evaluated the nature and significance of the find. After the find has been appropriately
mitigated, work in the area may resume. A Gabrielino representative should monitor any
archaeological field work associated with Native American materials.

2. If human remains are unearthed, State Health and Safety Code Section 7050.5 requires that
no further disturbance shall occur until the Los Angeles County Coroner has made the
necessary findings as to origin and disposition pursuant to Public Resources Code Section
5097.98. If the remains are determined to be of Native American descent, the coroner has
24 hours to notify the Native American Heritage Commission.

VIl. CERTIFICATION

Prepared By: Mary K. Maki | Title: Principal Qualification: RPA Certified
Investigator 17 Years So. CA arch experience
Signature: Date: October 3, 2007

A

e |
Viil. MAPS

Project Vicinity [X] USGS 7.5 Los Angeles Quadrangle [X] Archaeological APE/APN [X]

IX. PHOTOGRAPHS

Yes No [] Attached Yes [X] No [] (See Title Page)
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AREA OF POTENTIAL EFFECT
Mednik-Chavez Commercial Development Project
4760-4782 E. Cesar Chavez Avenue

East Los Angeles, Los Angeles County
Exhibit 2
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Source: USGS 7.5' Los Angeles Quadrangle, 1966, photorevised 1981, minor revisions 1994

ARCHAEOLOGICAL SURVEY AREA
Mednik-Chavez Commercial Development Project
4760-4782 E. Cesar Chavez Avenue
East Los Angeles, Los Angeles County

Exhibit 3

Document No. CDC 07-226 Page 8



pleel 4]

uopssimuo)) 3udmdopPAd(q Aunwwo) 4uno)) sapduy so - DHAD )

MOJ} MO "0} pajitul] Jou Ing ‘Buipnjour ‘sainixiy
Buiniasuoo 1ajem yum pajilj eq jleys saunponig g

"goyoeud ubisep adeospue| Buiniasuoo-isiem

UNM 20UBPI0DOE Ul paydjnw Alaeay aq [jeys

spaq Bunueld ‘swajsAs dup ypm paysydwoosoe

8q |jeys uonebiu "N} o} pajedipap seale

%06 0} Buiziwuiw ‘saads jueisjol-jybnoip
uyym paubisep aq |jeys seale padeospue] e

aseyd sainjes; Buiniesuoo ‘uBisep

uoRoNAsSUoD Jorem epnjour ubisep | josfoid ojui pajeiodioour g jjeys Buimoyioy sy} ‘salddns

a0 a0UQ 01 Jolid | 108foid ey} uoiBOiILIBA Jayem Jeuoibal Jnoge suleouod Buiobuo jo asnedeg
Aiddng so3em

aseyd sainjes} buljoAds. ‘sjeusiew ajqe(okoss pue a)sem 1o} suiq ejesedas

uononNIsuUoD apnjoul ubisep Joy eoeds sjelodiooul jleys ubisap josfoid ‘Aoedeo

0610) =olllg) 0} Joud | 109loud 1By} UOEDYLIBA [lypue| 8|gefieAe Jnoge suteouod BuioBuo jo asnedag
Bujijohooy asep pijos

"UOISSIWILWLON abejuaH UBDLIBWY SAEN

ay} AJIou 0} SINoY g Sey Jeuoloo sy} ‘Jusdsap uesusy
BAlJEN JO ©q 0} PauILLISIap ale sutewal 8y} §| "86'/60G
UOI08g 8p0oD S82IN0say olignd o) juensind uopisodsip
pue uibuo o} se sbuipuy Aiesseosu ay} spew sey

Jauo100 Aunon 8y} [UN INd20 |[BYsS adueqInISIp Jayuny
ou jey; sadinbal g'0go/ Uooag apo) Algjes pue yjjesH
8jelS ‘paypieaun ale Sulewal UBWINY J| ‘Swinsal Aew eale
ay} ul yiom ‘pajebiiw Ajejendoidde useq sey puy sy} oYy
"Sjeliojell UBsSUSWY SAEN UJIM DIJRIDOSSE UONBABIXS
Aue soyuow pinoys aaiejuasaidal oulsLqes y pul 8y}
jo aoueoyubis pue ainjeu ay) pajenjens sey jsibojoeeyole
paylenb e jun papuadsns Ajuerodws) ag Jsnw

UoljonIsuod (34Y) aye jequelod jo eale [eoibojoseyole s josfosd sy

Buunp ucponsuod UOONIISUOD BULIND | uiypm spom Buigunysip yues |je ‘uononnsuod josfoid Buunp

oan Ajjeoipousd noybnoiyy UOIBORLISA PIBId | paypeeun sle sa0in0sal [eo1BojoseyDIe JeU) JUSAS BU) U]
sainosoy

jeoiBojoseyaly pue ‘jeinying ‘5110})SIH

sjuawiwion | ayeq | rentuy Aued ngQ
10 Aouaby Aouanbaig 0} Buniojiuo
uoneoyap aoueldwon | sjqisuodsoy Buniojiuoy Usym paininbay uonoy jeaolddy jo uonipuon/ainsesiy uonebRN

welboid Buuodoay pue Builopuop uonebIN
swdojaas JeIDIBWILLOD) ZOABYD-HUPSIN

d INJWHDOVLLV



3aov7

uoissiwo)) yuamdopPadg Anunwmwo) 3uno)) sopduy 01— HAD Koy

"Ajuno) sy Aq pauiuIsep

Se 'YDID pue V43N Jo syuswalnbal auy Asies

0} 8NuNUOD JsSnw suoneoyipow Auy "sajebuy so7 Jo
Aunog sy Jo uoissiwiwo juswdo@asq AHUNWIWOD ay)
10 Jojosag aaN0eXy sy} Jo |eactdde ayl yum apeul ag
Ajuo ued nq ‘papiwiad ale jeacidde Bupuny Jo uopPUOD
e se palinbai sainseaw uonebniw sy o) sebueyd Jouly

SUOREBIIPOY [eUOHIPPY

"S]a]i0} pue s}eone;

sjuawiwon | ajed | jeniu) Auegq nosag
10 Aouaby Aouanbaig 03 Burioyiuopy
uonesyuoa aoueldwion | sjqisuodsay Bunoyuop uaym paiinbay uonoy eaoiddy jo uonipuog/ainseajy uonebi

d LNHWHDV.LLV

welbouayd Bunuoday pue Burioyuop uonebmp
Juawidojans [BI2J8WWI0TY) ZOABYD-NIUPSIA



OWNER PARTICIPATION AGREEMENT

COMMUNITY DEVELOPMENT COMMISSION
OF THE COUNTY OF LOS ANGELES

And

DOKHY, LLC

Maravilla Community Redevelopment Project



moow»

Z ErACTIEMMUOW®

TABLE OF CONTENTS

Page
[§100] SUBJECT OF AGREEMENT ...t 7
[§101] Purpose of this Agreement ... 7
[§102] The Redevelopment Plan ..., 7
[§103] The Project Ar€a ........ccooiiiiiiiiiiii e, 8
[§104] ThE SHE oo, 8
[§105] Parties to this Agreement ... 8
1. [§106] The COMMUSSION ....ccoviviiiiiiiiie e 8
2. [§107] The Participant...........cccooriiiiiiii i 8
3. [§108] Prohibition Against Transfer and Assignment of
AQrEEMENT ...oviiiiiiii i 8
[§200] DISPOSITION OF THE SITE.....cociieciitiinsnnsnns s 9
[§201] Disposition of the Site ... 9
1. [§201.1]Commission Parcels ............ccoovviiiniini 10
2. [§201.2] Participant Parcels ............cccooroiiiiniiii 10
3. [§201.3]Relocation and Demolition ... 10
[§202] ESCIOW ooiiiiiiiiiii e e e 10
[§203] Commission’s Conditions t0 Close ESCIOW ..........cccooiiiiiiiiiinnn, 13
[§204] Conveyance of Title and Delivery of Possession................cccooonininn 14
[§205] FOrm of DEEd .......ccviiiiiiiii e 14
[§206] Condition of Title .........ccooiiri 14
[§207] Time for and Place of Delivery of Deed...........c.coooooiiiii 14
[§208] Title INSUMANCE.......cveiuiiiriieeiie e 14
[§209] Taxes and ASSESSMENTS ..........ooiiiiiiiririiiii 15
[§210] Zoning of the SIe .........cooi i 15
[§211] Condition of the Site ... 15
[§212] Preliminary Work by the Participant ... 17
[§213] Submission of Evidence of Equity Capital and Mortgage
FINANCINGT  ooeeereeieeiieeiietie e e e e e e st e e e e e st 18
[§214] Construction Contract.............coooiiiiii 19




@m

[§300] DEVELOPMENT OF THE SITE ...t 20

[§301] Development of the Site by the Participant....................ooon 20
1. [§302] Scope of Development...........ccooiiiiiiriiiiiie e 20
2. [§303] Site Plan and Basic Concept Drawings............cccccceeeiiiiiieininns 20
3. [§304] Finish Grading Plans...........ccocoiiiiiiiieii 20
4. [§305] Construction Plans, Drawings, and Related
DOCUMIENES ...ttt e e e e e e e e e eeea e 20
5. [§306] Commission Approval of Plans, Drawings, and Related
DOCUMENES ... e e e e e e e e e e e e e eeneeenneennaees 21
6. [§307] Cost of Construction .........cccccoeiiiiiiiiiii 23
7. [§308] Davis BaCON........coioviiiiiiiiiiiii i 23
8. [§309] Off-Site IMProvements ..........ccooviiiiiiiiicie e 24
9. [§310] Construction Schedule of Performance......................... 24
10. [§311] Construction Monitoring Requirements:
Effect of Commission APProvals ..........coovvimiviiiiiiiiiiaeeeee e 25
11.  [§312] Post-Closing Construction Schedule.....................cooo 25
12.  [§313] Indemnification and INSUrANCE .............ocooiiiiiiiiiiii 25
14. [§314] County and Other Governmental Agency Permits .................... 28
15.  [8315] Rights Of ACCESS ...oovviiiiiiiiiciic e 28
16. [§316] Local, State, and Federal Laws.............cccccooieiiiiiiii, 28
17.  [§317] Antidiscrimination During Construction ...............ccccocoonn. 29
[§318] Taxes, Assessments, Encumbrances, and Liens.....................occoe 29
[§319] Prohibition Against Transfer of Site, the Buildings or
Structures Thereon, and Assignment of Agreement............cccccccinnnii. 29
[§320] Security Financing; Rights of Holders ... 30
1. [§321] No Encumbrances Except Mortgages, Deeds of Trust,
Sales and Leases-Back, or Other Financing for Development ..... 30
2. [§322] Holder Not Obligated to Construct Improvements ........................ 30
3. [§323] Notice of Default to Mortgage, Deed of Trust, or Other
Security Interest Holders:; Right to Cure ... 30
4. [§324] Failure of Holder to Complete Improvements ............................... 31
5. [§325] Right of Commission to Cure Mortgage, Deed of Trust, or
Other Security Interest Default ............ccccooooiiiiiiiiii 32
[§326] Right of the Commission to Satisfy Other Liens on the Site
AR TIte PasSSES .....ovviiiiiii i 32
[§327] Certificate of COMPIEtioN .........eoeiiiiiiiiiice 32
[§328] Project Identification Sign ...........ccccoviiiiii 33

LI



Tmoowe

ocw» <

nm

GMMOOWwP

<

moow»

[§400] USE OF THE SITE ......cccooiiiminiinese s scssensssss s sssssnesssssssssensanes 33

[BA01TUSES oottt 33
[§402] Mamtenance Of the Site.......ooo i 33
[§403] Obligation to Refrain From Discrimination ..., 33
[§404] Form of Nondiscrimination and Nonsegregation Clauses ....................... 34
[§405] Effect and Duration of Covenants............ccuvvvviiiiiiiiiiiiiiiiee e 35
[§406] Rights of Access -- Public Improvements and Facilities .......................... 35
[§500] DEFAULTS, REMEDIES, AND TERMINATION ......cccconmmimmnininnnnninnns 35
[§501] Defaults -~ General ..o 35
[§502] Specific PErformancCe ...........oviiiiiiaiiiiiiic e 37
[§503] Remedies and Rights of Termination Prior to Conveyance of

the Site to the Participant ..............ccoooii i 37
1. [§504] Termination by the Participant............ccccooi 37
2. [§505] Termination by the CommiSSION ..........vvviiiiiiiciii 38
[8508] Legal ACIONS .....ccoi it 39
1. [§507] Institution of Legal ACHONS .......c.ooiiviiiiiiiiii i 39
2. [§508] Applicable Law ..........ueviiiiiiiiiiiiiii e 40
3. [§509] Acceptance of Service of Process ...........oooovciiiriiiiceiniiien e 40
[§510] Rights and Remedies are Cumulative ..., 40
[8511]1D8MAGES .oiiiiiiiiiiii e 40
[§600] GENERAL PROVISIONS ..ot snness e 41
[§601] Notices, Demands, and Communications Between the Parties............... 41
[§602] Non-liability of Commission Officials and Employees..............c......c..e. 42
[§603] Enforced Delay: Extension of Times of Performance ............................. 42
[§604] Inspection of Books and RECOIAS.........oviiviiiiiiiiiiiiiiiiiiieiee e 43
[SB05]Plans and Data............oooiiiiiiiiiiiiieiiii e 43
[SB06] ADPIOVAIS oeeiiiiieii it 43
[§607] Confidentiality of REPOIMS ..........ovviiiiiiiiii e 43
[§700] SPECIAL PROVISIONS........coimmmtricininisses s ssssssss s sansnssnns 44
[§701] Amendments to this Agreement ... 44
[§702] SEVEIADIItY  ..veeiiieiiee e 44
[§703] Federal Lobbyist ReqQUIremMents. ............ouiiiiiiiiiiiiiice e 44
[§704] Commission’s Quality Assurance Plan............ccccccoiiiiiiiiiiin s 44
[§705] Contractor’'s Warranty of Adherence to Commission’s Child

Support Compliance Program ..........ccoeeeiiieeeeeeeiiiiiimiiiiiiieeireieieeeenneenees 45




m

T O Z ErASTIO

N < =W
ZpN<xs<cHon O

[§706] Termination for Breach of Warranty to Comply with

Commission’s Child Support Compliance Program..........ccccccceevieninienis 45
[§707] Post Most Wanted Delinquent Parents List ... 45
[§708] Independent Contractor..........cocviiiiiiiiiiiccciee e 46
[§709] Employees of Contractor............cooviiiiiiiiiiiiiiciiiiice e 46
[§710] Drug-Free Workplace Act of the State of California................................. 46
[§711] Safety Standards and Accident Prevention.............cc.ccccoei 46
[§712] Compliance With LaWS.........cooccviiiiiiiin e 46
[§713] Civil Rights Act of 1964, Title VI (Non-Discrimination in

Federally-Assisted Programs) .........oouuiiiiiiiiiiiiiiiicceeec e 47
[§714] Section 109 of the Housing and Community Development

ACE O 1974 e 47
[§715] Age Discrimination Act of 1975 and Section 504 of the

Rehabilitation Act 0f 1973, ... o e 47
[§716] Executive Order 11246 and 11375, Equal Opportunity in

Employment (Non-Discrimination in Employment by

Government Contractors and Subcontractors ............cccovvvviiiiiiiiicee. 47
[§717] Notice to Employees Regarding the Federal Earned Income

Credit e 48
[§718] Use of Recycled-Content Paper Products.............cccoooo, 49
[§719] Contractor Responsibility and Debarment...................ooiii. 49
[§720] Compliance with Jury Service Program.............cccoeveiiiiiiiiiiin. 51
[§721] Access and Retention of Records ............coooiiiiii 52
[§722] Conflict of INterest .........ccoooiiii 52
[§723] Interpretation ........oooiiiiiiiii e 52
[S724] WaIVET oot 52
[§725] Patent RIGOtS .........oooiiiiiiiiii e 52
[§726] CopYIGht oo 53
[§727] Notice of Injury or Damage.........cooourmiiiiriiiiiiiiiiiiie e 53
[§728] Notice to Employees Regarding the Safely Surrendered

Baby LaW o 53
[§729] Contractor’s Acknowledgement of Commission’s

Commitment to the Safely Surrendered Baby Law............c.cccccvvviiiiinneen. 53
[§730] Greater Avenues For Independence (GAIN) Program and

General Relief Opportunity for Work (GROW) Program..........c.ccccceeee. 53
[§731] Employment and Subcontracting Outreach..................ccoc 54
[§800] ENTIRE AGREEMENT, WAIVERS, AND AMENDMENTS.................. 54
[§900] TIME FOR ACCEPTANCE OF AGREEMENT BY

COMMISSION ... s n s s a e s e r e s 54



Attachment No.
Attachment No.
Attachment No.
Attachment No.
Attachment No.

Exhibit A
Exhibit B
Exhibit C
Exhibit D
Exhibit E
Exhibit F

bW -

Attachments

Map of the Site

Legal Description of the Site
Schedule of Performance
Scope of Development
Form of Grant Deed

Site Plan

Map of Local Area

Federal Lobbyist Certification

Earned income Credit (EIC) Notice 1015
Safely Surrendered Baby Law

Design Guidelines



OWNER PARTICIPATION AGREEMENT

THIS AGREEMENT is entered into as of the day of
2008, by and between the COMMUNITY DEVELOPMENT COMMISSION OF THE
COUNTY OF LOS ANGELES (the "Commission") and DOKHY, LLC., a California
Limited Liability Company (the "Participant’). The Commission and the Participant
agree as follows:

. [§100] SUBJECT OF AGREEMENT.

A. [§101] Purpose of this Agreement.

The purpose of this Agreement is to effectuate the Redevelopment Plan (the
"Redevelopment Plan") for the Maravilla Community Redevelopment Project area (the
"Project Area") by providing for the disposition and development of certain real property
labeled as Commission Parcel 1, Commission Parcel 2 and Commission Parcel 3,
(jointly identified as “Commission Parcels”) and Participant Parcels (collectively the
"Site"), identified on “Map of Site” (Attachment No. 1), included within the boundaries of
the Project Area.

Pursuant to the terms and conditions of this Agreement, the Participant will demolish
existing improvements on Commission Parcel 1, Commission Parcel 2 and Participant
Parcels and construct the Site with 8,722 square feet of restaurant and retail use, 35
parking spaces and 2,615 square feet of landscaped areas (the "Center"), and improve
an existing 24 space parking lot (“Parking Lot”) on approximately 9,900 square feet
located on Commission Parcel 3 (the "Project’). Denny’s or equivalent restaurant as
approved by the Commission’s Executive Director, will occupy 4,341 square feet of
space.

The development of the Site pursuant to this Agreement and the fulfillment generally of
this Agreement are in the vital and best interests of the County of Los Angeles (the
"County"), and the health, safety, morals, and welfare of its residents, and in
accordance with the public purposes and provisions of applicable federal, state, and
local laws and requirements. Implementation of this Agreement will further the goals
and objectives of the Redevelopment Plan.

B. [§102] The Redevelopment Plan.

This Agreement is subject to the provisions of the Redevelopment Plan which was
approved and adopted on February 20, 1973, by the Board of Supervisors of the County
of Los Angeles by Ordinance No. 10,661. Said Redevelopment Plan, as it now exists
and as it may be subsequently amended pursuant to Section VI.B of the
Redevelopment Plan, is incorporated herein by reference and made a part hereof as
though fully set forth herein.



C. [§103] The Project Area.

The Project Area is located in the County of Los Angeles, California, and the exact
boundaries thereof are specifically described in the Redevelopment Plan.

D. [§104] The Site.

The Site is that portion of the Project Area shown on Map of the Site (Attachment No. 1)
and incorporated herein by reference. The Site is currently comprised of that certain
property owned by the Commission (the “Commission Parcels”) and that certain
property owned by Participant (the "Participant Parcels”) as are more particularly
described in the Legal Description of the Site (Attachment No. 2).

E. [§105] Parties to this Agreement.

1. [§106] The Commission.

The Commission is a public body, corporate and politic, exercising governmental
functions and powers and organized and existing under the Community Redevelopment
Law of the State of California (Health and Safety Code Section 33000 et seq.).

The office of the Commission is located at 2 Coral Circle, Monterey Park, California
91755. "Commission”, as used in this Agreement, includes the Community
Development Commission of the County of Los Angeles and any assignee of or
successor to its rights, powers, and responsibilities.

2. [§107] The Participant.

The Participant is a California limited liability company. The principal office of the
Participant, for the purposes of this Agreement, is located at 225 E. 9" Street, Los
Angeles, California 90015. Wherever term "Participant’ is used herein, such term shall
include any permitted nominee, assignee, or successor in interest as herein provided.

3. [§108] Prohibition Against Transfer and Assignment of Agreement

The qualifications and identity of the Participant are of particular concern to the County
and the Commission, and it is because of such qualifications and identity that the
Commission has entered into this Agreement with the Participant. No voluntary or
involuntary successor in interest of the Participant shall acquire any rights or powers
under this Agreement except as expressly set forth herein. This Agreement may be
terminated by the Commission, and the full amount of the then-current unencumbered
fair market value of the unimproved land, less the purchase price, set forth herein
below, shall be immediately due and payable to the Commission, upon written notice if
there is any significant change (voluntary or involuntary) in the membership,
management, or control of the Participant prior to the completion of the development of
the Site as evidenced by the issuance of a Certificate of Completion as provided in



Section 327. In the event of such termination prior to the issuance of a Certificate of
Completion, Participant shall immediately return to the Commission any and all unused
funds received by Participant from the Commission in connection with this Project.

Except as otherwise expressly permitted by this Agreement, the Participant shall not
assign all or any part of this Agreement without the prior written approval of the
Commission, which approval shall not be unreasonably withheld. It shall not be
unreasonable for the Commission to withhold such approval if the proposed assignee
fails to demonstrate to the reasonable satisfaction of the Commission that it possesses
the financial resources and development experience to develop the Project as set forth
in this Agreement. This prohibition shall not be deemed to prevent the granting of
easements or permits to facilitate the development of the Site, or the recordation of
deeds of trust and mortgages to fund such development in accordance with this
Agreement or to restrict the leasing of all or part of the Site or improvements thereon.

This prohibition shall not apply, in any case, to a lease or sale of the Site, or portion
thereof, and/or the assignment of this Agreement by Participant to an entity of which at
least fifty-one percent (51%) of the voting rights or control are owned and retained by a
managing member of Participant, provided that: (i) such successor entity shall expressly
assume all liability and obligations of Participant under this Agreement; and (ii) any such
sale or lease shall not relieve Participant or the managing member of the day-to-day
control and responsibility for development and construction of the Site. In addition, this
prohibition shall not apply to the sale of a portion of the Center to a prospective
occupant of the Center ("Pad Sale") as part of the development of the Project. Such
Pad Sale shall include a reciprocal parking agreement wherein the Pad user will be
subject to the parking requirements of the Center and Parking Lot.

Any request for permission for a transfer of title to the Site, or portion thereof, to a third
party or any request for permission to transfer ownership or control of Participant to a
third party shall be submitted to the Commission in writing and Participant shall not
transfer title to the Site or portion thereof, without the prior written approval of the
Commission. This restriction on transfer, sale, conveyance or assignment of the Site
shall expire upon the completion of the development of the Site as evidenced by the
issuance of a Certificate of Completion.

I [§200] DISPOSITION OF THE SITE.

A. [§201] Disposition of the Site.

In accordance with and subject to all the terms, covenants, and conditions of this
Agreement and the Quit Claim Deed, in substantially the form attached hereto as
Attachment No. 5 and made a part hereof, the Commission and Participant agree that
the Participant shall assemble the Site in accordance with the terms, conditions and
provisions of this Agreement.



1. [§201.1] Commission Parcels.

Commission shall quit claim the Commission Parcels to Participant and Participant
agrees to purchase the Commission Parcels for the purchase price of $0.00 and in
consideration of the obligations of Participant pursuant to this Agreement. The
Commission Parcels shall be conveyed to Participant in accordance with the Schedule
of Performance (Attachment No. 3).

2. [§201.2] Participant Parcels.

Participant shall contribute Participant Parcels for development as part of Site.

3. [§201.3] Relocation and Demolition.

Prior to such conveyance to Participant of the Commission Parcels the Commission
shall be responsible for and shall comply with applicable provisions of federal law for
relocation of all tenants on the Site displaced as a result of development of the Site.
Commission shall be responsible for all legally eligible relocation expenses of any such
tenant.

The Commission will be responsible for demolition and removal of the modular trailer
that houses the operations of Chicana Service Action Center located on Commission
Parcel 2. The Commission will remove foundation and cap utilities at the property line.
All such work by the Commission shall be accomplished prior to the close of escrow.

The Participant will be responsible for demolition of structure located on Participant
Parcels.

B. [§202] Escrow.

The Commission agrees to open an escrow ("Escrow") for conveyance of the
Commission Parcels with an escrow company mutually approved by the Commission
and the Participant, as escrow agent (the "Escrow Agent"), in the County of Los
Angeles, State of California, within the time established in the Schedule of Performance
(Attachment No. 3) and incorporated herein by this reference. This Agreement
constitutes the joint escrow instructions of the Commission and the Participant, and a
duplicate original of this Agreement shall be delivered to the Escrow Agent upon the
opening of escrow. The Commission and the Participant shall provide such additional
escrow instructions as shall be necessary and consistent with this Agreement; provided
however, that in the event of any conflict between such instructions and the terms of this
Agreement, the terms of this Agreement shall prevail. The Escrow Agent hereby is
empowered to act under this Agreement and upon indicating its acceptance of the
provisions of this Section 202 in writing, delivered to the Commission and to the
Participant within five (5) days after the opening of the escrow, shall carry out its duties
as Escrow Agent hereunder.
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At or prior to the close of Escrow, the Participant shall deposit or cause to be deposited
with the Escrow Agent the Purchase Price for such Commission Parcels. Upon delivery
of the Quit Claim Deed (Attachment No. 5) for the Commission Parcels to the Escrow
Agent by the Commission pursuant to Section 207 of this Agreement, the Escrow Agent
shall record such deeds in accordance with these escrow instructions, provided that the
title to the Commission Parcels can be vested in the Participant in accordance with the
terms and provisions of this Agreement. The Escrow Agent shall cause to be paid all
transfer fees required by law. Any insurance policy governing the Commission Parcels
is not to be transferred. Participant shall be responsible for obtaining its own insurance
of the Center and Parking Lot upon conveyance by the Commission.

The Participant shall pay in escrow to the Escrow Agent the following fees, charges,
and costs promptly after the Escrow Agent has notified the Participant of the amount of
such fees, charges, and costs, but not earlier than three (3) days prior to the scheduled
date for the close of Escrow for the conveyance of the Commission Parcels:

1. One-half of the escrow fee; and

2. The portion of the premium for the title insurance policy or special
endorsements to be paid by the Participant as set forth in Section 208 of
this Agreement.

The Commission shall pay in escrow to the Escrow Agent the following fees, charges,
and costs promptly after the Escrow Agent has notified the Commission of the amount
of such fees, charges, and costs, but not earlier than three (3) days prior to the
scheduled date for the close of Escrow:

1. One-half of the escrow fee;

2. Cost of drawing the Quit Claim deed with respect to the Commission
Parcels only;

3. Recording fees with respect to the Commission Parcels only;

4. Notary fees with respect to the Commission Parcels only;

5. The portion of the premium for a C.L.T.A. standard title insurance policy to

be paid by the Commission as set forth in Section 208 of this Agreement;

6. Ad valorem taxes, if any, upon the Commission Parcels for any time prior
to conveyance of such title; and

7. Any State, County, or City documentary transfer tax.
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The Escrow Agent is authorized to:

1. Pay and charge the Commission and the Participant, respectively, for any
fees, charges, and costs payable under and in accordance with this
Section 202 of this Agreement. Before such payments are made, the
Escrow Agent shall notify the Commission and the Participant of the fees,
charges, and costs necessary to close escrow on each respective
property;

2. Disburse funds and deliver the Quit Claim Deed and other documents to
the parties entitled thereto when the conditions of this escrow have been
fulfilled by the Commission and the Participant; and

3. Record any instruments delivered through this escrow, if necessary or
proper, to vest title in the Participant in accordance with the terms and
provisions of this Agreement.

All funds received in this escrow shall be deposited by the Escrow Agent with other
escrow funds of the Escrow Agent in a general escrow account or accounts with any
state or national bank doing business in the State of California. Such funds may be
transferred to any other such general escrow account or accounts. All disbursements
shall be made by check of the Escrow Agent or as directed by the Commission. All
adjustments shall be made on the basis of a thirty (30) day month.

If this escrow is not in condition to close before the time for conveyance established in
Section 204 of this Agreement, or as it may be extended as provided herein below,
either party who then shall have fully performed the acts to be performed before the
conveyance of title may, in writing, terminate this Agreement in the manner set forth in
Section 504 or 505 hereof, as the case may be, and demand the return of its money,
papers, or documents. Thereupon all obligations and liabilities of the parties under this
Agreement shall cease and terminate in the manner set forth in Section 504 or 505
hereof, as the case may be.

If neither the Commission nor the Participant shall have fully performed the acts to be
performed before the time of conveyance established in Section 204, no termination or
demand for return shall be recognized until ten (10) days after the Escrow Agent shall
have mailed copies of such demand to the other party or parties at the address of its or
their principal place or places of business. If any objections are raised within the ten
(10) day period, the Escrow Agent is authorized to hold all money, papers, and
documents with respect to the Site and/or the Participant Site until instructed in writing
by both the Commission and the Participant or upon failure thereof by a court of
competent jurisdiction. If no such demands are made, the escrow shall be closed as
soon as possible. Nothing in this Section 202 shall be construed to impair or affect the
rights or obligations of the Commission or the Participant to specific performance.
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Any amendment of these escrow instructions shall be in writing and signed by both the
Commission and the Participant. At the time of any amendment, the Escrow Agent
shall agree to carry out its duties as Escrow Agent under such amendment.

All communications from the Escrow Agent to the Commission or the Participant shall
be directed to the addresses and in the manner established in Section 601 of this
Agreement for notices, demands, and communications between the Commission and
the Participant.

The liability of the Escrow Agent under this Agreement is limited to performance of the
obligations imposed upon it under Sections 202 to 208, inclusive, of this Agreement.

Neither the Commission nor the Participant shall be liable for any real estate
commissions or brokerage fees which may arise herefrom. The Commission and the
Participant each represent that neither has engaged any broker, agent, or finder in
connection with this transaction.

C. [§203] Commission’s Conditions to Close Escrow

1. Subject to the satisfaction (or the Commission’s written waiver), the conditions
precedent are as follows:

(@) Participant shall deliver to the Commission true and correct copies of
tenant leases, showing that not less than 80% of the retail leasable space
at the Project has been leased to Denny’s, Subway and Pronto Pizza or
tenants comparable in credit worthiness, name or brand recognition and
business reputation, as approved by the Commission’s Executive Director;

(b)  Participant to the Commission Evidence of Financing described in Section
213 hereof from a qualified financial institution. Participant shall not be in
default under the loan agreement and other documents evidencing,
securing or guaranteeing the financings contemplated,;

2. When, and only when, Escrow Agent has confirmed that all the closing
conditions above have been satisfied, and Escrow Agent has received written
certifications on behalf of Commission from the Executive Director that all
other closing conditions have been timely satisfied or waived, then Escrow
Agent shall carry out the close of Escrow (“Close of Escrow”) within five (5)
business days after delivery of a fully executed OPA to escrow:

(a) causing the Quit Claim Deed relating to ownership of the Site to be
recorded in the Official Records in the Office of the County Recorder
for Los Angeles County, California; and

(b)  causing the Title Policy to be issued and delivered, as described in
Section 209 hereof.
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D. [§204] Conveyance of Title and Delivery of Possession.

Provided that the Participant is not in default under this Agreement and all conditions
precedent to such conveyance have occurred, and subject to any mutually agreed upon
extensions of time, conveyance of the Commission Parcels shall be completed on or
prior to the date specified in the Schedule of Performance (Attachment No. 3). The
Commission and the Participant agree to perform all acts necessary for conveyance of
titte in sufficient time for title to be conveyed in accordance with the foregoing
provisions.

The Commission Parcels shall be conveyed free of any possession or right of
possession by the Commission or any tenancy by third party, unless otherwise
approved or waived in writing by the respective parties.

Possession of the Commission Parcels shall be delivered to the Participant concurrently
with the conveyance of title, except that limited access may be permitted before
conveyance of title as permitted in Section 212 of this Agreement. The Participant shall
accept title and possession of the Commission Parcels in accordance with the time
established in the Schedule of Performance (Attachment No. 3) and subject to the
conditions of closing as set forth in this Agreement.

E. [§205] Form of Deed.

The Commission shall convey to the Participant concurrent title to the Commission
Parcels by Quit Claim Deed in substantially the form set forth in Attachment No. 5.

F. [§206] Condition of Title.

The Commission shall relinquish and transfer to the Participant by Quit Claim Deed all
of the Commission’s interests and title which may exist whatsoever in the Commission
Parcels at the time of conveyance.

G. [§207] Time for and Place of Delivery of Deed.

Subject to any mutually agreed upon extensions of time, the Commission shall deposit
each respective Quit Claim Deed for the Commission Parcels, with the Escrow Agent on
or before the date established for the conveyance of the Site in the Schedule of
Performance (Attachment No. 3).

H. [§208] Title Insurance.

Concurrently with recordation of the Quit Claim Deed for the Commission Parcels, a title
insurance company satisfactory to the Commission and Participant ("Title Company"),
shall provide and deliver to the Participant a title insurance policy issued by the Title
Company for the Commission Parcels insuring that the title to the Commission Parcels
is vested in the Participant in a condition acceptable to the Participant. The Title
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Company shall provide the Participant with the title insurance policy for the Commission
Parcels in the amount not less than the unencumbered fair market value for the
property. The Title Company shall provide the Commission with a copy of the
Participant’s title insurance policy for the Commission Parcels transferred to the
Participant.

Concurrent with the issuance of the title insurance policy for the Commission Parcels,
the Title Company shall, if requested by the Participant, and at the sole expense of the
Participant, provide the Participant with an endorsement to insure the amount of the
Participant’s estimated construction costs of the improvements to be constructed on the
Site and any lender’s interest in the Site.

The Commission shall pay only for that portion of the title insurance premium
attributable to a California Land Title Association (CLTA) standard form policy of title
insurance. The Participant shall pay for all other premiums for title insurance coverage
or special endorsements requested by Participant which exceeds a CLTA policy.

l. [§209] Taxes and Assessments.

Ad valorem taxes and assessments, if any, on the Commission Parcels only, levied,
assessed, or imposed for any period prior to conveyance shall be borne by the
Commission. All ad valorem taxes and assessments levied or imposed for any period
commencing after conveyance shall be paid by the Participant. Any possessory interest
or other ad valorem taxes, assessments and fees accruing to the Participant shall be
paid by the Participant.

J. [§210] Zoning of the Site.

The Participant, at its sole cost and expense, is responsible for obtaining all zoning and
land use approvals and any other County approvals required to permit the development
of the Site, and issuance of a building permit for, and construction of the improvements
in accordance with the provisions of this Agreement and the use, operation, and
maintenance of such improvements. The Commission shall recommend to other
governmental agencies having the appropriate jurisdiction that approval for the
necessary parking variance required in order to construct the proposed Center be
granted.

K. [§211] Condition of the Site.

Upon the Participant's request, the Commission agrees to provide, or cause to be
provided to the Participant, all data and information pertaining to the Site known and
within the custody of the Commission. However, notwithstanding the foregoing, such
data and information shall be made available without warranty or representation by the
Commission as to the completeness, correctness, or validity of such data and
information.
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The Commission will provide a Phase | environmental report of said properties to
Participant prior to the execution of this Agreement. Possession of the Commission
Parcels shall be delivered by the Commission to the Participant in an "as is" physical
condition, with no warranty expressed or implied by Commission as to the presence of
Hazardous Substances or the condition of the soil, its geology, or the presence of
known or unknown faults. If the soil condition is not in all respects entirely suitable for
the use or uses to which the Site will be put, then it is the sole responsibility and
obligation of the Participant to place such Site in all respects in a condition entirely
suitable for the development thereof.

After delivery of possession of the Commission Parcels, Participant hereby agrees for
itself, its assignees and all successors in interest to the Site that any use of Hazardous
Substances on or in connection with the use and/or operation of a business conducted
upon the Site shall be in full compliance with the applicable laws governing the use of
such Hazardous Substances. Under no circumstances shall Participant commence or
continue to use any Hazardous Substances in violation of any existing and/or
subsequently enacted law(s). Moreover, Participant hereby consents to the grant of a
right of entry to the Commission and/or any other governmental entity having jurisdiction
over and/or regulating the use of the Hazardous Substances for the purpose of
inspecting the Site and any improvements located thereon including but not limited to
any equipment and materials used therein.

Participant further agrees for itself, assigns or successors in interest that it shall be
solely responsible for any removal and disposal of all Hazardous Substances not
authorized for use or storage on, in or under the Site, or any part thereof, after
conveyance of the Commission Parcels to Participant. In addition, Participant shall
indemnify and hold the Commission, Housing Authority of the County of Los Angeles
(Housing Authority), the County of Los Angeles (County) and all of their respective
officials, officers, representatives, employees, contractors and agents (collectively
referred to as “Agents”), harmless from any and all liability, costs, fines, penalties,
charges and/or claims of any kind whatsoever relative to its use of and the existence,
removal and/or disposal of any Hazardous Substances on, in or under the Site or any
part thereof, as well as any unlawful discharge of fumes, odors, etc. into the community
as a result of the use of such Hazardous Substances. It is also understood and agreed
that Participant shall be entirely responsible for securing any and all permits necessary
in connection with the removal and disposal of any and all such Hazardous Substances
and paying all fees, charges, costs and/or penalties whatsoever in connection therewith.
Participant shall require and cause all contractors involved with such removal and
disposal to provide evidence of public liability insurance, in the form and amounts
approved by the Commission, which shall also name the Commission, the Housing
Authority, the County, and their Agents as additional insureds.

For purposes of this Agreement, the term “Hazardous Substances” means, without
limitations, gasoline, petroleum products, explosives, radioactive materials, hazardous
materials, hazardous wastes, hazardous or toxic substances, polychlorinated biphenyls
or related or similar materials, asbestos or any other substance or material as many
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now or hereafter be defined as a hazardous or toxic substance by any federal, state or
local environmental law, ordinance, rule or regulation, including without limitation, (i) the
Comprehensive Environmental Response, Compensation and Liability Act of 1980, as
amended by the Superfund Amendments and Reauthorization Act (42 U.S.C. Section
9601 et seq.), (ii) the Federal Water Pollution control Act (33 U.S.C. Section 1251 et
seq.), (iii) the Clean Air Act (42 U.S.C. Section 7401 et. seq.), (iv) the Resource
Conservation and Recovery Act, as amended by the Hazardous and Solid Waste
Amendments of 1984 (42 U.S.C. Section 6902 et seq.), (v) the Toxic Substance Control
Act (15 U.S.C. Section 2601 et seq.), (vi) the Hazardous Materials Transportation Act
(49 U.S.C. Section 1801 et seq.), (vi) the Carpenter-Presley-Tanner Hazardous
Substance Account Act (CA Health & Safety Code Section 25300 et seq.), (viii) the
Hazardous Waste Control Law (CA Health & Safety Code Section 25100 et seq.), (ix)
the Porter-Cologne Water Quality Control Act (CA Water Code Section 13000 et seq.),
(x) the Safe Drinking Water and Toxic Enforcement Act of 1986, (xi) the Hazardous
Materials Release Response Plans and Inventory (CA Health & Safety Code Section
25500 et seq.), (xii) the Air Resources Law (CA Health & Safety Code Section 39000 et
seq.), or (xiii) in any of the regulations adopted and publications promulgated pursuant
to the foregoing.

In the event that archeological resources are exposed during Project construction, all
earth disturbing work within the subject property must be temporarily suspended or
redirected until a professional archaeologist has evaluated the nature and significance
of the find. After the find has been appropriately mitigated, work in the area may
resume.

If human remains are unearthed, California Health and Safety Code Section 7050.5
requires that no further disturbances shall occur until the County Coroner has made the
necessary findings as to the origin and disposition pursuant to Public Resources Code
Section 5097.98. If the remains are determined to be of Native American descent, the
coroner has twenty-four (24) hours to notify the Native American Heritage Commission.

L. [§212] Preliminary Work by the Participant.

From the date of this Agreement and prior to the conveyance of the Commission
interests in the Commission Parcels, representatives of the Participant shall have the
right of access to and entry upon said properties at all reasonable times for the purpose
of obtaining data and making surveys and tests to determine the presence of
Hazardous Substances, soil condition, seismic condition, geology, the presence of
known and unknown faults, and the suitability for an economically feasible development
thereon by the Participant in accordance with this Agreement. If, upon examination of
the surveys and reports, preliminary title reports, and other conditions or information,
Participant determines, in its sole discretion that corrective work for the Commission
Parcels portion of the Site would result in work or costs in excess of Fifty Thousand
Dollars ($50,000) which the Participant is not able to manage or pay for, the Participant
may terminate this Agreement.
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Any preliminary work undertaken on the Commission Parcels by the Participant prior to
conveyance of title thereto shall be done only after written consent of the Commission
and at the sole expense of the Participant. Copies of all data, surveys, and tests
obtained or made by the Participant on said properties shall be filed with the
Commission. Any preliminary work by the Participant shall be undertaken only after
securing any necessary permits from the appropriate governmental agencies.

The Participant shall indemnify, defend and hold harmless the Commission, the
Housing Authority, the County, and their Agents harmless from and against any and all
claims, liabilities and damages resulting from any injury, death, damage to person or
property, or other damages including without limitation damages incurred by the
Commission respecting any work in relation to those portions of the Site so entered,
arising out of any activity of the Participant or its contractors, subcontractors, agents,
employees, invitees or licensees on, or relating to, such portions of the Site pursuant to
this Section 212, except for liability arising solely from the gross negligence or willful
misconduct of the Commission, the Housing Authority, the County, and their Agents.

Prior to entering onto any portion of the Site pursuant to this Section 212, the Participant
shall obtain and deliver to the Commission a certificate(s) evidencing that the insurance
coverage has been obtained which satisfies the requirements set forth in Section 313
below, protects against all such potential Losses and Liabilites and names the
Commission, the Housing Authority and the County, and their Agents, as additional
insured.

M. [§213] Submission of Evidence of Equity Capital and Construction
Financing.

If the Participant finances the acquisition and development of the improvements on the
Site and related activities, such financing shall be subject to the approval of the
Commission as set forth below.

Within the time specified in the Schedule of Performance (Attachment No. 3), the
Participant shall submit to the Commission evidence (“Evidence of Financing”) of on-
hand or contractually committed funds sufficient to pay for 100 percent of the projected
development costs, including contingency amounts, (“Total Project Costs”) identified
on Participant’s projected development costs. Evidence of Financing may include
unencumbered cash or cash-equivalents held by Participant as documented by bank or
depository statements, executed loan agreements for a construction loan or from other
creditworthy institutional lenders subject to such standard and reasonable conditions as
are customarily imposed on such agreements. The Participant shall also deliver to the
Commission evidence that Participant will have its portion of required equity if required
by the Construction Lender(s), in order to allow the construction and development of the
Project.

The Participant agrees to take all actions, furnish all information, give all reasonable

consents and pay all sums required to keep the Evidence of Financing in full force and
effect.
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The Commission shall approve or disapprove each such submission of Evidence of
Financing within the time established in the Schedule of Performance. Such approval
shall not be unreasonably withheld. If the Commission shall disapprove any such
evidence of financing, the Commission shall do so by written notice to the Participant
stating the reasons for such disapproval. The Participant shall cure any deficiencies in
such Evidence of Financing and resubmit such Evidence of Financing as cured to the
Commission within sixty (60) days after notice of disapproval, or the Commission’s
disapproval shall be final.

N. [§214] Construction Contract

By the deadline specified in the Schedule of Performance, Participant agrees to deliver
to the Commission a fully-executed written agreement (the “Construction Contract’)
for construction of the Scope of Development on the Site. Such Construction Contract
shall obligate a reputable and financially responsible general contractor (“General
Contractor”), who is bonded as required herein, appropriately licensed in California,
and experienced in completing the type of Scope of Development and Site work
contemplated by this Agreement to commence and complete the development and
construction of the Scope of Development and Site work to be constructed on the Site in
accordance with this Agreement. Each such Construction Contract shall be a
guaranteed maximum cost contract assuring completion of the Scope of Development
for a fixed price, subject to such reasonable adjustments as are customarily allowed
with respect to such contracts for authorized change orders or other like matters. The
fixed price for the Construction Contract shall be in an amount that does not exceed the
Total Project Cost. The Construction Contract shall require the General Contractor to
obtain Performance and Material and Labor bonds in accordance with Section 313
below. Notwithstanding anything contained herein to the contrary, the Construction
Contract may be of a "cost, plus" nature wherein the General Contractor agrees not to
exceed the Total Project Cost, but may include incentives for saving costs. In addition,
nothing herein shall prevent the Participant from electing to act as the General
Contractor for the Project as owner/developer. All obligations of the General Contractor
herein apply to the Participant if electing to act as the General Contractor for the
Project.

The Participant shall submit all items required by this Section and shall obtain the
Commission’s written approval of the Construction Contract and the General Contractor
by the deadline specified therefor in the Schedule of Performance. The Commission’s
approval or disapproval of any Construction Contract will not constitute a waiver by the
Commission of any breach or violation of this Agreement that is a result of acts that are
or purport to be in compliance with or in furtherance of said Construction Contract,
unless such approval expressly so provides.
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1. [§300] DEVELOPMENT OF THE SITE.

A. [§301] Development of the Site by the Participant.

1. [§302] Scope of Development.

The Site shall be developed as provided in the Scope of Development, (Attachment No.
4). The construction and completion of any or all of the Scope of Development to be
constructed on the Site by the Participant will be in accordance and compliance with all
Plans approved by the Commission pursuant to this Agreement. Participant shall obtain
all entitlements, approvals and permits necessary to develop the Project in accordance
with this Agreement, and as completed: (i) will comply with all applicable Governmental
Restrictions, including, without limitation, compliance with all laws and ordinances
necessary to permit development, completion, use, and sale, as permitted by this
Agreement; (ii) will not encroach upon the land of others or abound any easement or
right-of-way; (iii) will be wholly within any enforceable building restriction lines, however
established, and will not violate any enforceable use, easement, license, covenant,
condition or restriction.

2. [§303] Site Plan and Basic Concept Drawings.

The Participant has submitted a Site Plan, dated September 1, 2007 (Exhibit A-1) and
Basic Concept Drawings, dated September 8, 2008 (Exhibit A-2) for the development of
the Site to the Commission. Basic Concept Drawings and related documents include a
site plan, building plans, sections and elevations each at 1/16” inch scale that
adequately describes the improvements as they are to be developed and constructed
on the Site and will conform with the guidelines as expressed in this Agreement.

The Site shall be developed as generally established in the Site Plan and Basic
Concept Drawings and related documents except as changes may be mutually agreed
upon between the Participant and the Commission. Any such changes shall be within
the limitations of the Scope of Development (Attachment No. 4).

3. [§ 304] Finish Grading Plans.

The Participant shall prepare and submit to the Commission for its approval preliminary
and final grading plans for the Site. Those plans shall be prepared and submitted within
the times established in the Schedule of Performance.

The grading plans shall be prepared by a licensed civil engineer. Such civil engineer
may be the same firm as the Participant’s architect.

4. [§305] Construction Plans, Drawings, and Related Documents.

The Participant shall prepare and submit construction drawings and related documents
(collectively called the "Drawings") for the development pertaining to the Site to the
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Commission for review (including but not limited to architectural review), and written
approval in the times established in the Schedule of Performance (Attachment No. 3).
The Drawings shall be submitted in four stages: (1) Schematic, (2) Preliminary, (3) fifty
percent (50%) Complete Final Construction Drawings, and (4) Final Construction
Drawings. Schematic Drawings shall include a refined site plan, elevations and
sections of the improvements. Preliminary Drawings are hereby defined as design
development drawings. Final Construction Drawings are hereby defined as those in
sufficient detail to obtain a building permit. In addition the Participant shall submit public
improvement plans, landscape plans and samples of exterior building materials, colors
and finishes,

If any revisions or corrections of plans approved by the Commission shall be required
by any government official, agency, department, or bureau having jurisdiction over the
development of the Site, the Participant and the Commission shall reasonably
cooperate in efforts to develop a mutually acceptable alternative.

5. [§306] Commission Approval of Plans, Drawings, and Related
Documents.

Subject to the terms of this Agreement, and to the time frames provided by the
Schedule of Performance (Attachment No. 3), the Commission shall have the right of
architectural review of all Construction Documents, including any proposed material
changes therein. Such review will evaluate the Project on criteria including but not
limited to the following:

(a) Exterior elevations shall be well crafted with variations in
massing, scaling elements, changes in materials, texture, color
treatment and landscaping.

(b) Site circulation shall be as per the attached Site Plan
(¢) Parking design shall be as per the attached Site Plan

(d) The Project shall provide a safe and secure environment and
implement crime prevention through environmental design
(CPTED). See attached Design Guidelines Exhibit F.

(e) Landscaping shall offer functional benefits and beautify the
Site.

F Environmental conservation measures shall have been
incorporated into the design, such as placement of shading
devices, low water consumption plumbing fixtures, and attractive
drought tolerant landscaping.

(9) Participant shall incorporate measures to mitigate graffiti
such as anti-graffiti film, anti-graffiti paint and landscaping.
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Participant shall also obtain any architectural and site planning review required by any
agency, department, board, or commission of the County within the times required for
review of such Construction Documents and submissions and approval thereof. The
Participant shall also submit any Construction Documents and submissions required for
development permits or building permits to be issued by County departments or other
public agencies.

The Commission shall approve or disapprove the Plans, referred to in Section 303, 304
and 305 of this Agreement within the times established in the Schedule of Performance
(Attachment No. 3). Failure by the Commission to either approve or disapprove the
Plans within the times established in the Schedule of Performance shall be deemed an
approval by Commission hereunder only if such failure continues for an additional ten
(10) days after Participant has given the Commission written notice that the time for
review provided under the Schedule of Performance has expired and no approval or
disapproval has been received by Participant. The notice shall be accompanied by an
additional set of the Plans for which approval is sought, and shall include a cover letter
stating prominently that the continued failure by the Commission to approve or
disapprove the Plans will result in a deemed approval. Any disapproval shall state in
writing (the “Notice of Disapproval”) the reasons for disapproval and the changes
which the Commission requests to be made. Such reasons and such changes must be
consistent with the Scope of Development (Attachment No. 4) and any items previously
approved or deemed approved hereunder by the Commission. The Participant, upon
receipt of a Notice of Disapproval shall revise the Plans and resubmit them to the
Commission within thirty (30) days after receipt of the Notice of Disapproval. In no case
shall the Commission be entitled to require changes inconsistent with the Scope of
Development (Attachment No. 4), and any previously approved items. Any
resubmission(s) shall be approved or disapproved and revised within the times set forth
herein with respect to the initial submission of such Construction Documents.
Notwithstanding the above time periods, if the Commission is required by law to hold a
public meeting of the Commission, or any agency thereof, before the action specified is
to be taken, the period for such action by the Commission shall be extended by the
amount of time needed to prepare for, and hold such public meeting.

The Participant shall have the right during the course of construction to make minor field
changes without seeking the prior approval of the Commission. Minor field changes
shall be defined as those changes from the approved Construction Documents which
have no material effect on the Scope of Development and (i) which result from
unanticipated or unexpected field conditions required by the means and methods of the
construction process or the unavailability of specific materials called out in the
Construction Documents and which do not materially alter the finishes or materials
originally contemplated in the Construction Documents, or (ii) which will not materially
diminish the overall quality, image and design of the Project as presented to the
Commission and the County in the Construction Documents. In no event shall
landscaping be downsized or reduced. If the Participant desires to make any change in
the Plans after their approval by the Commission, other than minor field changes, the
Participant shall submit the proposed change to the Commission for its approval which
shall not be unreasonably withheld or delayed. The Commission shall not be deemed
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to have unreasonably withheld its consent to any proposed change by the Participant of
any construction or equipment specification expressly set forth in the Scope of
Development, where substitute materials or equipment are proposed by the Participant
which the Commission has reasonably determined to be of inferior quality. In the event
that the Commission’s approval is required hereunder, the Commission shall approve or
disapprove the proposed change and notify the Participant in writing within seven (7)
business days after submission to the Commission. Such change in the Plans shall be
deemed approved by the Commission only if such failure to approve or disapprove
continues for an additional seven (7) days after Participant has given the Commission
written notice that the time for review provided under this Section 306 has expired and
no approval or disapproval has been received by Participant. The notice shall be
accompanied by an additional set of the Plans for which approval is sought, and shall
include a cover letter stating prominently that the continued failure by the Commission
to approve or disapprove the Plans will result in a deemed approval.

The Participant understands that any administrative approval by Commission staff of
any Plans or other submissions by the Participant shall not be construed to constitute
an approval by other County agencies such as the Department of Regional Planning or
the Department of Public Works, and the County shall retain full and absolute discretion
respecting the granting or withholding of County approvals required by applicable
Governmental Restrictions in connection with the construction of the Scope of
Development and the use of the Site.

6. [§307] Cost of Construction.

The cost of developing the Site and constructing all improvements, necessary for the
completion of the Project, shall be borne by the Participant.

7. [§308] Davis-Bacon.

The Participant agrees and acknowledges that the Scope of Work may be subject to
Davis-Bacon or other prevailing wage and/or public bid laws. Participant shall include
all such requirements in the Construction Documents and conduct the bid phase and
ongoing contract administration according to the requirements, including applicable
wage decision.

Without limiting the foregoing, Participant acknowledges that the improvements being
constructed by Participant are public improvements subject to applicable requirements
under California Public Contract Code Sections 20688.1 through 20688.4 and Health &
Safety Code Sections 33422 through 33423, inclusive. Participant specifically
acknowledges that each and every part of the work for the Project is a “public work” as
defined in Chapter 1 of Part 7 of Division 2 of the California Labor Code, that the
requirements of California Labor Code Section 1720 et seq., (including, without
limitation, the requirements of California Labor Code Section 1771) apply, and that the
Participant is obligated to cause each and every part of the work for the Project to be
performed as such a “public work”. The requirements to which Participant will be
subject include, among others, that prevailing wages be paid by contractors and
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subcontractors, that prevailing wage schedules be posted at the jobsite, and that
detailed wage records be maintained. The Commission has available on file prevailing
wage schedules promulgated by the California State Department of Industrial
Relations. Participant shall indemnify, defend and hold the Commission, the Housing
Authority, the County, and their Agents harmless for any Losses and Liabilities
(including without limitation any suit, administrative proceeding, wage award or fine)
arising out of or relating to (i) the payment or non-payment of prevailing wages in
connection with the Project, including, without limitation, any action by a contractor or
subcontractor pursuant to California Labor Code Section 1781 to recover any
“increased costs” (as that term is defined in California Labor Code Section 1781(c)(2))
incurred by the contractor or subcontractor, or (ii) compliance or noncompliance with
any applicable contract requirements under California Public Contract Code Sections
20688.1 through 20688.4 and Health & Safety Code Sections 33422 through 33423,
inclusive. This indemnity shall survive any termination of this Agreement without any
limitation.

8. [§309] Off-Site Improvements.

As used in this Agreement, “Off-Site Improvements” shall mean those improvements
required to be constructed on or within the public right-of-way, outside the property
line(s) of the Site. The Participant shall be responsible for all public improvements
required by the County Department of Public Works necessary for the development of
the Site. The Participant shall be solely responsible for the initial One Hundred Fifty
Thousand ($150,000) of such costs. The Commission shall fund up to a total of One
Hundred Fifty Thousand ($150,000) for the cost of all public improvements required by
the development of the Site in excess of the initial One Hundred Fifty ($150,000) paid
by the Participant. The Participant shall be solely responsible for any additional cost of
public improvements required by the development of the site in excess of the initial
Three Hundred Thousand ($300,000) paid by Participant and the Commission. The
Participant will be solely responsible for preparing necessary plans, approvals and
construction of all Off-Site Improvements as required by the County Department of
Public Works.

9. [§310] Construction Schedule of Performance.

After the conveyance of title to the Commission Parcels, the Participant shall promptly
begin and thereafter diligently prosecute to completion the construction of the
improvements and the development of the Site in accordance with the Schedule of
Performance (Attachment No. 3). The Participant shall begin and complete all
construction and development within the times specified in the Schedule of
Performance (Attachment No. 3) or such reasonable extension of said dates as may be
granted by the Commission or as provided in Section 603 of this Agreement. The
Schedule of Performance is subject to revision from time-to-time as mutually agreed
upon in writing between the Participant and the Commission.
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During the period of construction, the Participant shall submit to the Commission a
monthly written progress report of the status of the construction. The report shall be in
such form and detail as may reasonably be required by the Commission.

10.  [§311] Construction Monitoring Requirements: Effect of Commission
Approvals.

To the extent the Commission elects to do so in its sole discretion, Commission may
provide oversight monitoring of the Scope of Development at its own expense. The
Participant shall provide adequate records and Site access to accommodate the
monitoring activities.

The monitoring program may include: review of scheduling documents for conformance
and performance; review of Quality Assurance/Quality Control program results;
attendance at job site meetings; review of job correspondence; site inspections; review
of job site safety conditions; review of construction documents for compliance with
actual construction and monitor for compliance of approved plans as submitted to the
Commission; review of labor compliance documents and compliance of same.

Notwithstanding any other provision, any monitoring, design approval, approval,
consent, direction or other action or inaction by the County or the Commission shall not
alter the fact that Participant is solely responsible for the safety, quality, efficiency, and
appropriateness of the Site and all aspects of the Project development and operation.

11.  [§312] Post-Closing Construction Schedule

Participant shall promptly begin and thereafter diligently prosecute to completion, the
construction of the Project and the development of the Site in accordance with the
Schedule of Performance. The Participant shall begin and complete all construction
and development within the times specified in the Schedule of Performance or such
reasonable extension of said dates as may be granted by the Commission. The
Schedule of Performance is subject to revision from time-to-time as mutually agreed
upon in writing between the Participant and the Commission’s Executive Director. From
the start and during the period of construction, the Participant shall prepare and submit
a detailed Construction Schedule to the Commission for review within the time
established in the Schedule of Performance.

12.  [§313] Indemnification and Insurance.

Participant hereby agrees to defend, indemnify and hold harmless the Commission, the
Housing Authority, the County and their Agents from and against any and all claims,
causes of action, losses, liabilities, demands, damages, fees (including but not limited
to reasonable attorneys’ fees and expert witness fees), and expenses (collectively
referred to as “Liabilities”), related directly or indirectly to, or arising out of or in
connection with (i) any breach or default by the Participant hereunder, (ii) any of the
Participant’s construction activities on the Site (or the activities of Participant’'s agents,
employees, lessees, representatives, licensees, guests, invitees, consultants,
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contractors, subcontractors or independent contractors on the Site), including without
limitation the construction of any improvements on the Site or the use or condition of
any such improvements, or (iii) any other fact, circumstance or event related to the
Participant’s construction activities hereunder. This indemnity shall survive the
recordation of the Quit Claim Deed, the recordation of the Certificate of Completion
pursuant to Section 327 below, and the termination of this Agreement. Participant shall
not be required to defend, indemnify, and hold harmless the Commission, the Housing
Authority, the County and their Agents from any Liabilities that arise from the active
negligence, sole negligence or willful misconduct of the Commission, the Housing
Authority, the County, and their Agents.

Without limiting the Participant’s indemnification of the Commission, Housing Authority,
the County, and their Agents, as set forth above, upon the close of Escrow, the
Participant shall provide and maintain at its sole cost and expense for the periods stated
below, from insurers admitted in California or having a minimum rating of or equivalent
to A:VIll in Best’s Insurance Guide the following minimum insurance requirements:

(i) Workers’ compensation - as required by the Labor Code of the
State of California.

(i) Comprehensive general and automobile liability insurance,
including contractual liability, with a combined single limit of at least
one million dollars ($1,000,000) for each occurrence and two million
dollars ($2,000,000) general aggregate covering owned, non
owned, and hired vehicles. The Commission, its officials, officers,
employees, contractors and agents shall be carried as additional
insureds with respect to liability arising from activities performed by
or on behalf of Participant. Said insurance shall be primary
insurance with respect to the Commission and shall contain cross
liability protection. Said insurance shall be maintained until such
time as all provisions of this Agreement have been met by
Participant, and shall be endorsed to require thirty (30) days prior
written notice from insurer to Commission before cancellation or
change in coverage.

i) "All Risk" property insurance, including Builder's Risk Protection,
during the course of construction, covering the full replacement
value of the Participant's Improvements. Said insurance shall
include debris removal and shall provide coverage for earthquake
and flood if this protection is available from responsible carriers at
reasonable cost.
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If applicable to the performance of this Agreement, the following Professional Liability
Insurance requirement shall apply:

PROFESSIONAL LIABILITY INSURANCE (errors and omissions) in an amount not less
than One Million Dollars ($1,000,000) aggregate per claim.

The purpose of this insurance is to cover all claims for professional services being
provided to the Commission, the Housing Authority, the County, and their Agents, which
includes but is not limited to architectural, engineering, surveying, real estate. If this
agreement is not subject to professional liability insurance it is the responsibility of the
party contracting with the Commission, the Housing Authority, the County, or their Agents
to obtain separate written approval to eliminate this requirement. Further, the
Commission, the Housing Authority, the County, and their Agents shall be covered as
additional insureds.

Upon the Commission’s request, the Participant shall deliver to the Commission
certificates of insurance with original endorsements evidencing the coverage required
by this Agreement. The certificates and endorsements shall be signed by a person
authorized by the insurers to bind coverage on its behalf. All policies shall also name
the Commission, the Housing Authority, County and their Agents, as additional insureds
and the Participant as their respective interests may appear. The Commission reserves
the right to require complete certified copies of all policies at any time.

Said insurance may provide for such deductibles or self-insured retention as may be
acceptable to the Commission. In the event such insurance does provide for
deductibles or self insurance, Participant agrees that it will defend, indemnify, and hold
harmless the Commission, the Housing Authority, the County and their Agents, and
each of them, in the same manner as these interests would have defended,
indemnified, and held harmless, had full commercial insurance been in effect. If
required by the Commission from time to time, the Participant shall increase the limits of
its liability insurance to reasonable amounts customary for owners of improvements
similar to those on the Site. Participant shall give the Commission immediate notice of
any insurance claim or loss which may be covered by insurance. The aforementioned
insurance policies shall contain a waiver of subrogation for the benefit of the
Commission, the Housing Authority and County. Participant represents and warrants
that Participant will also require that the insurance coverage required herein will also be
included and required in Participant's contracts with any contractors, subcontractors,
consultants, and design professionals.

Failure on the part of the Participant to procure or maintain required insurance shall
constitute a material breach of this Agreement under which the Commission may
immediately terminate this Agreement or, at the discretion of the Commission, procure
or renew such insurance and pay any and all premiums in connection therewith, and all
monies so paid by the Commission shall be immediately repaid by the Participant to the
Commission upon demand. In the event of a breach by Participant, the Commission
shall have the right, at its sole election, to participate in and control any insurance claim
adjustment or dispute with the insurance carrier. Participant’'s failure to assert or delay
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in asserting any claim shall not diminish or impair the Commission’s rights against
Participant or the insurance carrier.

Participant shall procure and maintain, at its sole cost and expense, a completion bond
or, as an alternative, shall require its general contractor to provide a Performance and
Material and Labor Bonds for the construction of the improvements on the Site. Each
bond shall be in an amount equal to one hundred percent (100%) of the full amount of
the construction contract. Said bonds shall be executed by a responsible corporate
surety authorized to issue such bonds in California and licensed by the California
Insurance Commissioner. The corporate surety shall also be “T” rated with
classification of A VIl or better. Participant shall provide evidence of such bond to the
Commission prior to the start of construction. Participant shall provide thirty (30) days
written notice to Commission prior to the cancellation or any change in the terms and
conditions of the bond. Participant shall maintain the bond for the duration of this
Agreement or completion of the improvements on the Site, whichever is longer. Any
deviation from this section shall require specific written approval by the Commission.

13.  [§314] County and Other Governmental Agency Permits.

Before commencement of construction or development of any buildings, structures, or
other work of improvement upon the Site (unless such construction, development, or
work is to be commenced before the conveyance of title), the Participant shall, at its
own expense, secure or cause to be secured any and all permits which may be required
by the County or any other governmental agency with jurisdiction over such
construction, development, or work.

14. [§315] Rights of Access.

For the purposes of assuring compliance with this Agreement, representatives of the
Commission and the County, upon twenty-four (24) hours prior notice shall have the
reasonable right of access to the Site without charges or fees and at normal
construction hours during the period of construction for the purposes of this Agreement,
including, but not limited to, the inspection of the work being performed in constructing
the improvements. Such representatives of the Commission or the County shall be
those who are so identified in writing by the Director of the Economic/Redevelopment
Division of the Commission. The Commission and County shall indemnify the
Participant and hold it harmless from any damage or injury caused or liability arising out
of this right to access.

15.  [§316] Local, State, and Federal Laws.

The Participant shall carry out the construction of the improvements on the Site in
conformity with all applicable laws, including all applicable federal and state labor
standards.
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16.  [§317] Antidiscrimination During Construction.

The Participant, for itself and its successors and assigns, agrees that in the construction
of the improvements provided for in this Agreement, the Participant will not discriminate
against any employee or applicant for employment because of race, color, creed,
religion, sex, marital status, disability, sexual orientation, ancestry, or national origin.

B. [§318] Taxes, Assessments, Encumbrances, and Liens.

Prior to the issuance of a Certificate of Completion, the Participant shall not place or
allow to be placed on the Commission Parcels portion of the Site any mortgage, trust
deed, encumbrance, or lien not authorized by this Agreement.  Nothing herein
contained shall be deemed to prohibit the Participant from contesting the validity or
amounts of any tax, assessment, encumbrance, or lien, nor to limit the remedies
available to the Participant in respect thereto.

The Participant understands that under certain conditions, its control of the Site or
portion thereof under this Agreement may give rise to the imposition of a possessory
interest tax on said property, and in such event, the Participant agrees to pay when due
any such possessory interest tax.

C. [§319] Prohibition Against Transfer of Site, the Buildings or Structures
Thereon, and Assignment of Agreement.

Prior to the issuance by the Commission of a Certificate of Completion pursuant to
Section 327 of the Agreement, the Participant shall not, except as expressly permitted
by this Agreement, sell, transfer, convey, assign, or lease the whole or any part of the
Site or the buildings or improvements thereon without the prior written approval of the
Commission. This prohibition shall not apply subsequent to the issuance of the
Certificate of Completion with respect to the improvements upon the Site. This
prohibition shall not be deemed to prevent the granting of easements or permits to
facilitate the development of the Site, obtain construction financing through mortgage or
deed of trust with assignment of rents per Section 321, or to prohibit or restrict the
leasing of any part or parts of a building or structure, or the sale of a pad to a proposed
occupant of the Project.

In the event that the Participant does assign this Agreement or any of the rights herein,
or does sell, transfer, convey or assign any part of the Site or the buildings or structures
thereon prior to the issuance of the Certificate of Completion except as otherwise
provided in this Agreement, the Commission shall be entitled to increase the purchase
price paid by the Participant for the Commission Parcels to the fair market value of the
Commission Parcels plus any other costs or expenses incurred by the Commission
pursuant to this Agreement.
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D. [§320] Security Financing; Rights of Holders.

1. [§321] No Encumbrances Except Mortgages, Deeds of Trust, Sales
and Leases-Back, or Other Financing for Development.

Notwithstanding Sections 314 and 315 of this Agreement, after conveyance of title of
the Site to Participant, mortgages, deeds of trust (accompanied by assignment of rents),
sales and leases-back, or any other form of conveyance required for any reasonable
method of financing are permitted before issuance of a Certificate of Completion, but
only for the purpose of securing loans or funds to be used for financing the acquisition
of the Site, the construction of improvements on the Site, and any other expenditures
necessary and appropriate to develop the Site under this Agreement. The Participant
shall promptly notify the Commission of any mortgage, deed of trust, sale and lease-
back, or other financing conveyance, encumbrance, or lien that has been created or
attached thereto prior to completion of the construction of the improvements on the Site
whether by voluntary act of the Participant or otherwise. The words "mortgage" and
"deed of trust", as used herein, include all other appropriate modes of financing, real
estate acquisition, construction, and land development.

2. [§322] Holder Not Obligated to Construct Improvements.

The holder of any mortgage, deed of trust, or other security interest authorized by this
Agreement shall in no way be obligated by the provisions of this Agreement to construct
or complete the improvements or to guarantee such construction or completion, nor
shall any covenant or any other provision in the Quit Claim Deed for the Site be
construed so to obligate such holder. Nothing in this Agreement shall be deemed to
construe, permit, or authorize any such holder to devote the Site to any uses or to
construct any improvements thereon other than those uses or improvements provided
for or authorized by this Agreement.

3. [§323] Notice of Default to Mortgage, Deed of Trust, or Other
Security Interest Holders; Right to Cure.

Whenever the Commission shall deliver any notice or demand to the Participant with
respect to any breach or default by the Participant in completion of construction of the
improvements, the Commission shall at the same time deliver a copy of such notice or
demand to each holder of record of any mortgage, deed of trust, or other security
interest authorized by this Agreement who has previously made a written request to the
Commission. Each such holder shall (insofar as the rights of the Commission are
concerned) have the right, at its option, within ninety (90) days after the receipt of the
notice, to cure or remedy or commence to cure or remedy any such default and to add
the cost thereof to the security interest debt and the lien on its security interest. In the
event there is more than one such holder, the right to cure or remedy a breach or
default of the Participant under this Section 319 shall be exercised by the holder first in
priority or as the holders may otherwise agree among themselves, but there shall be
only one exercise of such right to cure and remedy a breach or default of the Participant
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under this Section 319. Nothing contained in this Agreement shall be deemed to permit
or authorize such holder to undertake or continue the construction or completion of the
improvements (beyond the extent necessary to conserve or protect the improvements
or construction already made) without first having expressly assumed the Participant’s
obligations to the Commission by written agreement satisfactory to the Commission.
The holder in that event must agree to complete, in the manner provided in this
Agreement, the improvements to which the lien or title of such holder relates and submit
evidence satisfactory to the Commission that it has the qualifications and/or financial
responsibility necessary to perform such obligations. Any such holder properly
completing such improvements shall be entitled, upon written request made to the
Commission, to a Certificate of Completion from the Commission.

4. [§324] Failure of Holder to Complete Improvements.

In any case where, six (6) months after default by the Participant in completion of
construction of improvements under this Agreement, the holder of any mortgage, deed
of trust, or other security interest creating a lien or encumbrance upon the Site has not
exercised the option to construct, or if it has exercised the option and has not
proceeded diligently with construction, the Commission may purchase the mortgage,
deed of trust, or other security interest. If the ownership of the Site has vested in the
holder, the Commission, if it so desires, shall be entitled to a conveyance of the Site
from the holder to the Commission upon payment to the holder of an amount equal to
the sum of the following:

(a) The unpaid mortgage, deed of trust, or other security interest
debt at the time title became vested in the holder (less all
appropriate credits, including those resulting from collection
and application of rentals and other income received during
foreclosure proceedings);

(b) All expenses incurred by the holder with respect to
foreclosure of its security interest in the Site;

(c) The net expenses, if any (exclusive of general overhead),
incurred by the holder as a direct result of the subsequent
ownership or management of the Site (or portion thereof),
such as insurance premiums and real estate taxes;

(d) The costs of any authorized improvements made by such
holder; and
(e) An amount equivalent to the interest that would have

accrued on the aggregate of such amounts had all such
amounts in (b), (c), and (d) above become part of the
mortgage or deed of trust debt and such debt had continued
in existence to the date of payment by the Commission.



5. [§325] Right of Commission to Cure Mortgage, Deed of Trust, or
Other Security Interest Default.

In the event of a default or breach by the Participant of a mortgage, deed of trust, or
other security interest with respect to the Site prior to the completion of development,
and the holder has not exercised its option to complete the development, the
Commission may cure the default prior to completion of any foreclosure. In such event,
the Commission shall be entitled to reimbursement from the Participant of all costs and
expenses incurred by the Commission in curing the default. The Commission shall also
be entitled to a lien upon the Site to the extent of such costs and disbursements. Any
such lien shall be subject to mortgages, deeds of trust, or other security interests
executed for the sole purpose of obtaining funds to purchase and develop the Site as
authorized herein.

E. [§326] Right of the Commission to Satisfy Other Liens on the Site After
Title Passes.

After the conveyance of title and prior to the issuance of a Certificate of Completion for
construction and development, and after the Participant has had a reasonable time to
challenge, cure, or satisfy any liens or encumbrances on the Site, the Commission shall
have the right to satisfy any such liens or encumbrances, and recover the costs
associated therewith from the Participant.

F. [§327] Certificate of Completion.

Upon “Substantial Completion” of all construction and development to be completed
by the Participant upon the Site to the satisfaction of the Commission, the Participant
shall submit a written request to the Commission for a Certificate of Completion. Within
thirty (30) days from the date of such written request, the Commission shall furnish the
Participant with a Certificate of Completion. Such Certificate of Completion shall be in
such form as to permit it to be recorded in the Office of the County Recorder of Los
Angeles County.

"Substantial Completion” of the construction and development of the Site means that
all required on-site and off-site improvements have been substantially completed and
Participant has obtained a final Certificate of Occupancy, as approved by the Building
and Safety Department of Los Angeles County, for all buildings.

A Certificate of Completion shall be, and shall so state, conclusive determination of
satisfactory completion of the construction required by this Agreement.

If the Commission refuses or fails to furnish a Certificate of Completion for the Site,
within such thirty (30) day period, the Commission shall, within five (5) days of the
lapse of said thirty (30) day period, provide the Participant with a written statement of
the reasons the Commission refused or failed to furnish a Certificate of Completion.



The statement shall also contain the Commission’s opinion of the action the Participant
must take to obtain a Certificate of Completion. If the reason for such refusal is
confined to the immediate unavailability of specific items or materials for landscaping,
the Commission will issue its Certificate of Completion upon the posting of a bond by
the Participant with the Commission in an amount representing a fair value of the work
not yet completed.

Such Certificate of Completion shall not constitute evidence of compliance with or
satisfaction of any obligation of the Participant to any holder of a mortgage or any
insurer of a mortgage securing money loaned to finance the improvements or any part
thereof. Such Certificate of Completion is not notice of completion as referred to in
California Civil Code Section 3093.

G. [§328] Project Identification Sign.

The Participant shall allow a sign to be posted on the Site, at the Commission’s
sole cost, identifying the Commission and the name of the Commissioner in whose
supervisoral district the Project is located. The sign shall be not less than 4 feet by 6
feet in size, and the text of the sign shall conform to the template form prescribed by the
Commission from time to time.

IV. [§400] USE OF THE SITE.
A. [§401] Uses.

The Participant covenants and agrees for itself, its successors, its assigns, and every
successor in interest to the Site or any part thereof, during construction and thereafter,
the Participant, its successors, and assignees shall only permit lawful uses of the Site
pursuant to the Redevelopment Plan and all other applicable County, State and Federal
laws, ordinances and regulations.

B. [§402] Maintenance of the Site.

From the date of conveyance or possession of the Site, the Participant shall maintain
the Site and any materials, equipment and improvements thereon safe, secure, orderly
and free from graffiti in accordance with applicable Governmental Restrictions and good
construction industry and shopping center ownership standards for high quality retail
centers comparably-sized sites in the County of Los Angeles.

The Participant, and its successors and assigns, shall also maintain the landscaping on
the Site in a healthy condition.

C. [§403] Obligation to Refrain From Discrimination.

The Participant covenants by and for himself and any successors in interest that there
shall be no discrimination against or segregation of any person or group of persons on
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account of race, color, creed, religion, sex, marital status, disability, sexual orientation,
ancestry, or national origin in the sale, lease, sublease, transfer, use, occupancy,
tenure, or enjoyment of the Site, nor shall the Participant himself or any person claiming
under or through him establish or permit any such practice or practices of discrimination
or segregation with reference to the selection, location, number, use, or occupancy of
tenants, lessees, subtenants, sublessees, or vendees of the Site. The foregoing
covenants shall run with the land.

D. [§404] Form of Nondiscrimination and Nonsegregation Clauses.

The Participant shall refrain from restricting the rental, sale, or lease of the Site on the
basis of race, color, creed, religion, sex, marital status, disability, sexual orientation,
ancestry, or national origin of any person. All such deeds, leases, or contracts shall
contain or be subject to substantially the following nondiscrimination or nonsegregation
clauses:

1. In deeds: "The grantee herein covenants by and for himself or herself, his
or her heirs, executors, administrators and assigns, and all persons claiming under or
through them, that there shall be no discrimination against or segregation of any person
or group of persons on account of race, color, creed, religion, sex, marital status,
disability, sexual orientation, national origin, or ancestry in the sale, lease, sublease,
transfer, use, occupancy, tenure, or enjoyment of the premises herein conveyed, nor
shall the grantee himself or herself, or any person claiming under or through him or her,
establish or permit any such practice or practices of discrimination or segregation with
reference to the selection, location, number, use, or occupancy of tenants, lessees,
subtenants, sublessees, or vendees in the premises herein conveyed. The foregoing
covenants shall run with the land."

2. In leases: "The lessee herein covenants by and for himself or herself, his
or her heirs, executors, administrators and assigns, and all persons claiming under or
through him or her, and this lease is made and accepted upon and subject to the
following conditions:

"That there shall be no discrimination against or segregation of any person or
group of persons on account of race, color, creed, religion, sex, marital status,
disability, sexual orientation, national origin, or ancestry in the leasing,
subleasing, transferring, use, occupancy, tenure, or enjoyment of the premises
herein leased, nor shall the lessee himself or herself, or any person claiming
under or through him or her, establish or permit any such practice or practices of
discrimination or segregation with reference to the selection, location, number,
use, or occupancy of tenants, lessees, subtenants, sublessees, or vendees in the
premises herein leased."

3. In contracts: "There shall be no discrimination against or segregation of
any person or group of persons on account of race, color, creed, religion, sex, marital
status, disability, sexual orientation, national origin, or ancestry in the sale, lease,



sublease, transfer, use, occupancy, tenure, or enjoyment of the premises, nor shall the
transferee himself or herself, or any person claiming under or through him or her,
establish or permit any such practice or practices of discrimination or segregation with
reference to the selection, location, number, use, or occupancy of tenants, lessees,
subtenants, sublessees, or vendees of the land."

E. [§405] Effect and Duration of Covenants.

The covenants against discrimination shall remain in effect in perpetuity. The
covenants established in this Agreement and the grant deed shall, without regard to
technical classification and designation, be binding for the benefit and in favor of the
Commission, its successors and assigns, the Housing Authority, the County, and any
successor in interest to the Site or any part thereof.

The Commission is deemed the beneficiary of the terms and provisions of this
Agreement and of the covenants running with the land for and in its own rights and for
the purposes of protecting the interests of the community and other parties, public or
private, in whose favor and for whose benefit this Agreement and the covenants running
with the land have been provided. This Agreement and the covenants shall run in favor
of the Commission without regard to whether the Commission has been, remains, or is
an owner of any land or interest therein in the Site, any parcel or subparcel, or in the
Project Area. The Commission or its successors, shall have the right, if this Agreement
or the covenants are breached, to exercise all rights and remedies and to maintain any
actions or suits at law or in equity or other proper proceedings to enforce the curing of
such breaches to which it or any other beneficiaries of this Agreement and the
covenants may be entitled.

F. [§406] Rights of Access -- Public Improvements and Facilities.

The Commission, for itself and for the County and other public agencies, reserves the
right to enter the Site or any part thereof at all reasonable times for the purposes of
construction, reconstruction, maintenance, repair, or service of any public improvements
or public facilities located on the Site.

V. [§500] DEFAULTS, REMEDIES, AND TERMINATION.

To the best of the Participant’s knowledge, there are no facts now in existence which
would, with the giving of notice or the lapse of time, or both, constitute a default
hereunder by the Participant.

A. [§501] Defaults - General.

Subject to the extensions of time set forth in Section 603, occurrence of any or all of the
following shall constitute a default under and breach of this Agreement:
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1. Failure by the Participant to promptly pay in full any sums or amounts due
to the Commission or the County under any term of this Agreement;

2. Failure of the Participant to timely make any of the submissions or secure
any of the approvals required under this Agreement including without limitation the
Schedule of Performance;

3. Failure or delay by the Participant in the due, prompt and complete
observance and performance of each and every condition, covenant or obligation
imposed on the Participant by this Agreement and the Quit Claim Deed, including
without limitation the failure to commence or complete construction of the Participant
Improvements in accordance with as set forth in the Scope of Development (Attachment
No. 4).

4. Discovery that any representation or warranty of the Participant made
hereunder was false or misleading when made;

5. The Participant’s neglect, failure or refusal to keep in force and effect any
permit or approval with respect to construction of any improvements or any policy or
policies of insurance or any undertakings or bonds required hereunder;

6. Filing of a petition in bankruptcy by or against the Participant, or
appointment of a receiver or trustee of any property of the Participant, or an assignment
by the Participant for the benefit of creditors, or adjudication that the Participant is
insolvent by a court, or levy of an attachment or execution against any substantial
portion of the Site or any improvements thereon, or any materially adverse change in
the financial condition of the Participant;

7. The Participant is in default under any acquisition and/or construction loan
encumbering the Site or any improvements thereon; or

8. Failure or delay by the Commission in the performance of material
conditions, covenants or obligations imposed on the Commission by this Agreement.

The party whose acts or omissions to act constitute a default hereunder shall be
entitled to cure, correct, or remedy such default, if (a) such defaulting party commences
and thereafter diligently pursues the curing of said default within thirty (30) days of
receipt of a Notice of Default (as defined below) and (b) such defaulting party fully
completes such cure, correction or remedy within thirty (30) days after receipt of said
Notice of Default, or, in the event that the default is not curable within said thirty (30)
day period, within such additional period as is reasonably necessary to cure said
default provided that such additional period shall in no event exceed ninety (90) days.
Notwithstanding anything to the contrary in this Section 501, if the default consists of a
party’s failure to timely discharge its monetary obligations to any other party, then the
party in default shall cure any such default within ten (10) business days of receipt of a
Notice of Default.
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If the default is of the type described in Section 501(2), said default shall be cured,
corrected or remedied within fifteen (15) days of Default.

The non-defaulting party shall give written notice of Default ("Notice of Default") to the
party in default, specifying the default complained of by the injured party. Except as
required to protect against further damages, the non-defaulting party may not institute
proceedings against the party in default until expiration of any applicable cure period
after delivering the Notice of Default. Failure or delay in giving such notice shall not
constitute a waiver of any default, nor shall it change the time of default.

Except as otherwise expressly provided in this Agreement, any failure or delay by either
party in asserting any of its rights or remedies as to any default shall not operate as a
waiver of any default or of any such rights or remedies or deprive such party of its right
to institute and maintain any actions or proceedings which it may deem necessary to
protect, assert, or enforce any such rights or remedies.

If Participant fails to cure any default within the times prescribed herein, the
Commission shall have the right to demand payment of the then-current unencumbered
fair market value of the unimproved land less the purchase price. Said amount shall be
immediately due and payable.

B. [§502] Specific Performance.

If the Participant or the Commission defaults under any of the provisions of this
Agreement which has not been cured as provided in Section 501, the nondefaulting
party, at its option, may institute an action for specific performance of the terms of this
Agreement. Such right shall be in addition to Commission’s other rights and remedies
hereunder, at law, and in equity.

C. [§503] Remedies and Rights of Termination Prior to Conveyance of the
Site to the Participant.

1. [§504] Termination by the Participant.

In the event that prior to the conveyance of title of the Commission Parcels to the
Participant:

(a) The Commission fails to tender conveyance of title and
possession to said properties to the Participant in the
manner and condition, and by the date provided in this
Agreement, and any such failure shall not be cured within
thirty (30) days after the date of written demand by
Participant; or



(b)

(€)

(d)

The Participant is unable, despite diligent and good faith
efforts, to obtain the necessary equity capital and mortgage
financing for acquisition of land and construction and
development of all improvements on the Site in accordance
with this Agreement and the Scope of Development
(Attachment No. 4), and deliver to the Commission either
submission of evidence of financing referred to in Section
213 within the time respectively established in the Schedule
of Performance (Attachment No. 3); or

The Participant is unable, despite diligent and good faith
efforts, to obtain prior to the date established in this
Agreement for conveyance of the Site, any of the following
permits or entitlements for the development of the Site in
accordance with this Agreement (including the Scope of
Development) and the Drawings approved by the
Commission:

i. building permits; or
ii. sewer and water permits.

The Participant shall determine, in its sole discretion, that
the condition on the Site is not suitable for proposed
development thereon pursuant to Section 211 and 212 of
this Agreement prior to the time established therefore, then
this Agreement may be terminated without liability by the
Participant.

The Participant shall exercise its right to terminate this Agreement with respect to the
Site by giving written notice to the Commission. Upon the giving of such notice and the
termination of this Agreement, neither the Commission nor the Participant shall have
any further rights against or liability to the other under this Agreement with respect to

the terminated Site.

2. [§505] Termination by the Commission.

In the event that prior to conveyance of title to the Site to the Participant:

(@)

The Participant does not submit evidence that it has the
necessary equity capital and mortgage financing for
acquisition and development of the Site in accordance with
Section 213 of this Agreement with respect to the Site within
the time established therefore in the Schedule of
Performance (Attachment No. 3); or



(b) The Participant does not take title to the Commission
Parcels under tender of conveyance by the Commission
pursuant to this Agreement; or

(c) The Participant (or any successor in interest), in violation of
the provisions of this Agreement, assigns or attempts to
assign this Agreement or any right herein, or in the Site (or
portion thereof); or

(d) There is a substantial change in the ownership of the
Participant, or with respect to the identity of the parties in
control of Participant, or the degree thereof contrary to the
provisions of Section 107 hereof; or

(e) The Participant does not deliver any submission of plans,
drawings, and related documents as required by this
Agreement by the date respectively provided in this
Agreement without the express written consent of the
Commission; or

) The Participant is in breach or default beyond the applicable
cure period with respect to any other obligation of the
Participant under this Agreement.

If any default or failure referred to in subdivision (a), (b), (c), (d), (e), or (f) of this Section
shall not be cured within thirty (30) days after the date of written demand by the
Commission, then this Agreement, and any rights of the Participant or any assignee or
transferee in this Agreement pertaining thereto or arising there from with respect to the
Commission, may, at the option of the Commission, be terminated by the Commission
by written notice thereof to the Participant. Upon such termination and except for any
liability of the Participant to the Commission respecting any default by the Participant
under this Agreement, neither the Commission nor the Participant shall have any further
rights against or liability to the other under this Agreement and the Participant shall have
no further rights with respect to the Site.

D. [§506] Legal Actions.

1. [§507] Institution of Legal Actions.

In addition to any other rights or remedies, either party may institute legal action to cure,
correct, or remedy any default, or recover damages for any default, or to obtain any
other remedy consistent with the purpose of this Agreement. Such legal actions must
be instituted in the Superior Court of the County of Los Angeles, State of California, in
an appropriate municipal court in that County or in the appropriate Federal District Court
in the State of California.



2. [§508] Applicable Law.

The laws of the State of California shall govern the interpretation and enforcement of
this Agreement.

3. [§509] Acceptance of Service of Process.

In the event that any legal action is commenced by the Participant against the
Commission, service of process on the Commission shall be made by personal service
upon the Commission’s Executive Director or in such other manner as may be provided
by law.

In the event that any legal action is commenced by the Commission against the
Participant, service of process on the Participant shall be made by personal service
upon the managing member of the Participant or in such other manner as may be
provided by law and shall be valid whether made within or without the State of
California.

E. [§510] Rights and Remedies are Cumulative.

Except as otherwise expressly stated in this Agreement, the rights and remedies of the
parties are cumulative, and the exercise by any party of one or more of such rights or
remedies shall not preclude the exercise by it, at the same time or different times, of any
other rights or remedies for the same default or any other default by the other party.

F. [§511] Damages.

If the Participant or the Commission defaults with regard to any of the provisions of this
Agreement, the nondefaulting party shall serve written notice of such default upon the
defaulting party. If the default is not cured by the defaulting party as provided in Section
501 above, the defaulting party shall be liable to the other party for any damages
caused by such default.

Notwithstanding the foregoing, Commission and Participant shall in no event be entitled
to, and hereby waive, any right to seek consequential damages of any kind or nature
from the other party arising out of or in connection with this Agreement, and in
connection with such waiver each party is familiar with and hereby waives the
provisions of Section 1542 of the California Civil Code which provides as follows: A
GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE CREDITOR
DOES NOT KNOW OR SUSPECT TO EXIST IN HIS FAVOR AT THE TIME OF
EXECUTING THE RELEASE WHICH IF KNOWN BY HIM MUST HAVE MATERIALLY
AFFECTED HIS SETTLEMENT WITH THE DEBTOR.

Participant Initials: Commission [nitials:
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VI. [§600] GENERAL PROVISIONS.

A. [§601] Notices, Demands, and Communications Between the Parties.

Any notice, approval, demand or other communication required or desired to be
given pursuant to this Agreement shall be in writing and shall be either (a) personally
served at the appropriate address indicted below in this Section 601 (including by
means of professional messenger service or recognized overnight delivery service,
provided that any such delivery is confirmed by written receipts signed on behalf of the
receiving party), in which case it shall be effective upon delivery, (b) deposited in the
United States mail, postage prepaid, certified or registered mail, return receipt
requested, addressed to the appropriate addressee indicted below in this Section 601,
in which case it shall be deemed received and effective seventy-two (72) hours after
deposit into the United States mail, unless sooner received, (c) sent by facsimile
transmission addressed to the addressee at the facsimile number set forth in this
Section 601 (with an original copy concurrently mailed to the appropriate addressee
indicted below in this Section 601 via the United States mail), in which case it shall be
deemed received on the day sent, if received before 5:00 p.m. on a regular business
day, or on the following business day if sent at any other time, provided that a written
confirmation of the transmission has been received by the transmitting party; or (d) sent
electronically to the electronic mail addresses indicated below in this section 601 (with
an original copy concurrently mailed to the appropriate addressee indicted below via the
United States mail). The addresses and facsimile numbers for the Participant and the
Commission for receipt of any notice, approval, demand or other communication
required or desired to be given pursuant to this Agreement is as follows:

If to Participant: Dokhy, LLC
225 E. 9" Street
Los Angeles, CA 90015
Attn: David Adhoot, President
Phone: (213) 627-7400
Fax: (213) 746-4888
menacedav@aol.com

With a copy to: Gregory A. York, Esq.
2311 W. 232" Street
Torrance, CA 90501
Phone: (310) 539-3947
Fax: (310) 539-9634
gvorklaw@sbcglobal.net
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If to the Commission: The Community Development Commission of
the County of Los Angeles

2 Coral Circle
Monterey Park, CA 91755
Attn: Carlos Jackson, Executive Director
Phone: (323) 890-7400
Fax: (323) 890-8584
Carlos.Jackson@lacdc.org

With a copy to: Director of Economic/Redevelopment Division
The Community Development Commission of
the County of Los Angeles
2 Coral Circle
Monterey Park, CA 91755
Attn: Corde Carrillo, Director
Phone: (323) 890-7205
Fax: (323) 838-1079
corde@lacdc.org

Addresses for notices may be changed from time to time by written notice to all other
parties. Notwithstanding that notices shall be deemed given when delivered, if the
receiving party has changed its address and as a result a notice to such party is not
received because the sending party was not notified of the change of address, the
receiving party shall be deemed to have received the notice.

B. [§602] Nonliability of Commission Officials and Employees

No member, official, or employee of Commission shall be personally liable to the
Participant in the event of any default or breach by the Commission or for any amount
which may become due to the Participant or on any obligations under the terms of this
Agreement.

C. [§603] Enforced Delay: Extension of Times of Performance.

In addition to the specific provisions of this Agreement, performance by any party
hereunder shall not be deemed to be in default where delays or defaults are due to war;
insurrection; strikes; lock-outs; riots; floods; earthquakes; fires; casualties; acts of God;
acts of the public enemy; epidemics; quarantine restrictions; freight embargoes; lack of
transportation; governmental restrictions or priority; litigation; unusually severe weather;
inability to secure necessary labor, materials, or tools; delays of any contractor,
subcontractor, or supplier; acts of another party; acts or the failure to act of any public or
governmental agency or entity (except that acts or the failure to act of the Commission
or County shall not excuse performance by the Commission or County) or any other
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causes beyond the control or without the fault of the party claiming an extension of time
to perform.

An extension of time for any such cause (“Force Majeure Delay”) shall only be for the
period of the enforced delay, which period shall commence to run from the time of the
commencement of the cause. Times of performance under this Agreement may also be
extended by written mutual agreement by the Commission and the Participant.

D. [§604] Inspection of Books and Records.

The Commission has the right, upon forty-eight (48) hours prior written notice, at all
reasonable times, to inspect the books and records of the Participant pertaining to the
Site to the extent as provided in Section 313 above.

The Participant also has the right, upon forty-eight (48) hours notice, at all reasonable
times, to inspect the books and records of the Commission pertaining to the Site as
pertinent to the purposes of this Agreement.

E. [§605] Plans and Data.

Where the Participant does not proceed with the development of the Site, its obligations
under this Agreement, or if this Agreement is terminated pursuant to Section 505 hereof
for any reason, the Participant shall deliver to the Commission any and all plans and
data concerning the Site, and the Commission or any other person or entity designated
by the Commission shall be free to use such plans and data to the extent allowed by
law, including plans and data previously delivered to the Commission, for any reason
whatsoever without cost or liability to the Participant or any other person.

F. [§606] Approvals.

Approvals required of the Commission or the Participant shall not be unreasonably
withheld.

G. [§607] Confidentiality of Reports.

The Participant shall keep confidential all reports, information and data received,
prepared or assembled pursuant to performance hereunder (collectively, the
"Reports”). Such information shall not be made available to any person, firm,
corporation or entity without the prior written consent of the Commission.
Notwithstanding the foregoing, nothing in this Section 607 shall prohibit Participant from
sharing the Reports with the Participant Representatives in the ordinary course of
business.



VIl.  [§700] SPECIAL PROVISIONS.

A. [§701] Amendments to this Agreement.

The Participant and the Commission agree to mutually consider reasonable requests for
amendments to this Agreement which may be made by any of the parties hereto,
lending institutions, or legal counsel or financial consultants to the Commission,
provided such requests are consistent with this Agreement and would not substantially
alter the basic business terms included herein.

B.  [§702] Severability

In the event that any provision herein is held to be invalid, void, or illegal by any court of
competent jurisdiction, the same shall be deemed severable from the remainder of this
Agreement and shall in no way affect, impair or invalidate any other provision contained
herein. If any such provision shall be deemed invalid due to its scope or breadth, such
provision shall be deemed valid to the extent of the scope or breadth permitted by law.

C. [§703] Federal Lobbyist Requirements.

The Participant is prohibited by the Department of Interior and Related Agencies
Appropriations Act, known as the Byrd Amendments, and HUD's 24 CFR Part 87, from
using federally appropriated funds for the purpose of influencing or attempting to influence
an officer or employee of any agency, a Member of Congress, an officer or employee of
Congress, or an employee of a Member of Congress in connection with the awarding of
any Federal contract, the making of any Federal grant, loan or cooperative Contract, and
any extension, continuation, renewal, amendment or modification of said documents.

The Participant must certify in writing on the Federal Lobbyist Requirements Certification
form that they are familiar with the Federal Lobbyist Requirements and that all persons
and/or subcontractors acting on behalf of the Participant will comply with the Lobbyist
Requirements as set forth in the Federal Lobbyist Certification (Exhibit C).

Failure on the part of the Participant or persons/subcontractors acting on behalf of the
Participant to fully comply with the Federal Lobbyist Requirements may be subject to civil
penalties.

D. [§704] Commission’s Quality Assurance Plan

The Commission will evaluate Participant’s performance under this Agreement on not less
than a semi- annual basis. Such evaluation will include assessing Participant's compliance
with all contract terms and performance standards. Participant deficiencies, which
Commission determines are severe or continuing and that may place performance of the
Agreement in jeopardy, if not corrected, will be reported to the Board of Commissioners.
The report will include improvement/corrective action measures taken by the Commission
and Participant. If improvement does not occur consistent with the corrective measure,
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the Commission may terminate this Agreement, pursuant to Section 501 and 505, or
impose other penalties as specified in this Agreement.

E. [§705] Contractor's Warranty of Adherence to Commission’s Child Support
Compliance Program

The Participant acknowledges that the Commission has established a goal of ensuring
that all individuals who benefit financially from the Commission through a contract, are
in compliance with their court-ordered child, family, and spousal support obligations in
order to mitigate the economic burden otherwise imposed upon the taxpayers of the
County of Los Angeles.

As required by Commission Child Support Compliance Program and without limiting
Participant’'s duty under this Agreement to comply with all applicable provisions of law,
Participant warrants that it is now in compliance and shall, during the term of this
Agreement, maintain compliance with employment and wage reporting requirements as
required by the Federal Social Security Act (42 USC Section 653a) and California
Unemployment Insurance Code Section 1088.5, and shall implement all lawfully served
Wage and Earnings Withholding Orders or CSSD Notices of Wage and Earnings
Assignment for Child or Spousal Support, pursuant to Code of Civil Procedure Section
706.031 and Family Code Section 5246(b).

F. [§706] Termination for Breach of Warranty to Comply with Commission’s_Child
Support Compliance Program

Failure of the Participant to maintain compliance with the requirements set forth in
Section 705, “CONTRACTOR’'S WARRANTY OF ADHERENCE TO COMMISSION’S
CHILD SUPPORT COMPLIANCE PROGRAM’ shall constitute default under this
contract. Without limiting the rights and remedies available to Commission under any
other provision of this contract, failure of Participant to cure such default within 90
calendar days of written notice shall be grounds upon which Commission may terminate
this contract and pursue debarment of Participant, pursuant to Commission policy.

G. [§707] Post Most Wanted Delinquent Parents List

The Participant acknowledges that the County places a high priority on the enforcement
of child support laws and the apprehension of child support evaders. The Participant
understands that it is County's and Commission's policy to strongly encourage all
Contractors to voluntarily post an entitled “L.A.’s Most Wanted: Delinquent Parents”
poster in a prominent position at Participant’'s place of business. The Child Support
Services Department (CSSD) will supply Participant with the poster to be used.
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H. [§708] Independent Contractor

This Agreement does not, is not intended to, nor shall it be construed to create the
relationship of agent, employee or joint venture between the Commission and the
Participant.

l. [§709] Employees of Contractor

Workers’ Compensation: The Participant understands and agrees that all persons
furnishing services to the Commission pursuant to this Agreement are, for the purposes of
Workers' Compensation liability, employees solely of the Participant. The Participant shall
bear sole responsibility and liability for providing Workers' Compensation benefits to any
person for injuries arising from an accident connected with services provided to the
Commission under this Agreement.

Professional Conduct: The Commission does not and will not condone any acts,
gestures, comments or conduct from the Participant's employees, agents or
subcontractors which may be construed as sexual harassment or any other type of
activities or behavior that might be construed as harassment. The Commission will
properly investigate all charges of harassment by residents, employees or agents of the
Commission against any and all Participant's employees, agents or subcontractors
providing services for the Commission. The Participant assumes all liability for the actions
of the Participant's employees, agents or subcontractors and is responsible for taking
appropriate action after reports of harassment that are received by the Participant.

J. [§710] Drug-Free Workplace Act of the State of California

The Participant certifies under penalty of perjury under the laws of the State of
California that the Participant will comply with the requirements of the Drug-Free
Workplace Act of 1990.

K. [§711] Safety Standards and Accident Prevention

The Participant shall comply with all applicable federal, state and local laws governing
safety, health and sanitation. The Participant shall provide all safeguards, safety devices
and protective equipment and take any other needed actions, as its own responsibility,
reasonably necessary to protect the life and health of employees on the job and the safety
of the public and to protect property in connection with the performance of this Agreement.

L. [§712] Compliance with Laws

The Participant agrees to be bound by all applicable federal, state and local laws,
regulations, and directives as they pertain to the performance of this Agreement, including
but not limited to, the Housing and Community Development Act of 1974, as amended by
the Cranston-Gonzalez National Affordable Housing Act, 1990, and the 24 CFR Part 85,
and the Americans with Disabilities Act of 1990. Participant shall comply with applicable
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standards, orders, or requirements issued under section 306 of the Clean Air Act (42
U.S.C. 18579h), section 508 of the Clean Water Act (33 U.S.C. 1368), Executive Order
11738, and Environmental Protection Agency Regulations (40 CFR part 15).

The Participant must obtain and present all relevant state and local insurance, training and
licensing pursuant to services required within this Agreement.

The Participant shall comply with the following laws in Sections 713-724, inclusive, and
729-731, inclusive.

M. [§713] Civil Rights Act of 1964, Title VI (Non-Discrimination in Federally-Assisted
Programs)

The Participant shall comply with the Civil Rights Act of 1964 Title VI which provides that
no person shall, on the grounds of race, color, or national origin, be excluded from
participation in, be denied the benefits of, or be subjected to discrimination under any
program or activity receiving federal financial assistance.

N. [§714] Section 109 of the Housing and Community Development Act of 1974

The Participant shall comply with Section 109 of the Housing and Community
Development Act of 1974 which states that no person in the United States shall, on the
grounds of race, color, national origin, or sex be excluded from participation in, be denied
the benefits of, or be subjected to discrimination under any program or activity funded in
whole or in part with funds made available under this title.

O. [§715] Age Discrimination Act of 1975 and Section 504 of the Rehabilitation Act
of 1973

The Participant shall comply with the Age Discrimination Act of 1975 and Section 504 of
the Rehabilitation Act of 1973, which require that no person in the United States shall be
excluded from participating in, denied the benefits of, or subject to discrimination under
this Agreement on the basis of age or with respect to an otherwise qualified disabled
individual.

P. [§716] Executive Order 11246 and 11375, Equal Opportunity in Employment
(Non-Discrimination in Employment by Government Contractors and Subcontractors

The Participant shall comply with Executive Order 11246 and 11375, Equal Opportunity in
Employment, which requires that during the performance of this Agreement, the
Participant will not discriminate against any employee or applicant for employment
because of race, color, religion, sex or national origin. The Participant will take affirmative
action to ensure that applicants are employed, and that employees are treated fairly during
employment, without regard to their race, color, religion, sex or national origin. Such
action shall include, but not be limited to the following: employment, upgrading, demotion,
or transfer; recruitment or recruitment advertising; layoff or termination; rates of pay or
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other forms of compensation; and selection for training, including apprenticeship. The
Participant agrees to post in conspicuous places, available to employees and applicants
for employment, notices to be provided by the contracting officer setting forth the
provisions of the non-discrimination clause.

The Participant will, in all solicitations or advertisements for employees placed by or on
behalf of the Participant, state that all qualified applicants will receive consideration for
employment without regard to race, color, religion, sex or national origin.

The Participant will send to each labor union or representative of workers with which he
has a collective bargaining Contract or other contract or understanding, a notice to be
provided by the agency of the Participant's commitments under Section 202 of Executive
Order No. 11246 of September 24, 1965, and shall post copies of the notice in
conspicuous places available to employees and applicants for employment. The
Participant will comply with all provisions of Executive Order No. 11246 of September 24,
1965, and of the rules, regulations and relevant orders of the Secretary of Labor.

The Participant will furnish all information and reports required by the Executive Order and
by the rules, regulations and orders of the Secretary of Labor, or pursuant thereto, and will
permit access to its books, records, and accounts by the Commission and the Secretary of
Labor for purposes of investigation to ascertain compliance with such rules, regulations
and orders.

In the event of Participant's noncompliance with the non-discrimination clauses of this
Agreement or with any of such rules, regulations or orders, this Agreement may be
canceled, terminated or suspended in whole or in part and the Participant may be declared
ineligible for further Government contracts in accordance with procedures authorized in the
Executive Orders and such other sanctions may be imposed and remedies invoked as
provided in the Executive Order or by rule, regulation or order of the Secretary of Labor, or
as otherwise provided by law.

The Participant will include the provisions of these paragraphs in every subcontract or
purchase order unless exempted by rules, regulations, or orders of the Secretary of Labor
issued pursuant to Section 204 of the Executive Order No. 11246 of September 24, 1965,
that such provisions will be binding upon each subcontractor or vendor. The Participant
will take such actions with respect to any subcontract or purchase order as the
Commission may direct as a means of enforcing such provisions including sanctions for
noncompliance, provided however, that in the event the Participant becomes involved in,
or is threatened with litigation by a subcontractor or vendor as a result of such direction by
the Commission, the Participant may request the United States to enter into such litigation
to protect the interests of the United States.

Q. [§717] Notice to Employees Regarding the Federal Earned Income Credit

The Participant shall notify its employees, and shall require each subcontractor to notify its
employees, that they may be eligible for the Federal Earned Income Credit under the
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federal income tax laws. Such notice shall be provided in accordance with the
requirements set forth in Internal Revenue Service Notice 1015 (Exhibit D).

R. [§718] Use of Recycled-Content Paper Products

Consistent with the Board of Supervisors’ policy to reduce the amount of solid waste
deposited at the County landfills, the Participant agrees to use recycled-content paper to
the maximum extent possible on the Project.

S. [§719] Contractor Responsibility and Debarment

1. A responsible contractor is a contractor, consultant, vendor, or
operating agency who has demonstrated the attribute of trustworthiness, as well as
quality, fitness, capacity and experience to satisfactorily perform the contract. It is the
policy of the Commission, Housing Authority, and County to conduct business only with
responsible contractors.

2. The Contractor is hereby notified that if the Commission acquires
information concerning the performance of the Contractor on this or other contracts
which indicates that the Contractor is not responsible, the Commission may, in addition
to other remedies provided in the contract, debar the Contractor from bidding or
proposing on, or being awarded, and/or performing work on Commission contracts for a
specified period of time, which generally will not to exceed five (5) years but may
exceed five years or be permanent if warranted by circumstances, and terminate any or
all existing contracts the Contractor may have with the Commission.

3. The Commission may debar a contractor, consultant, vendor or
operating agency if the Board of Commissioners finds, in its discretion, that the
contractor, consultant, vendor, or operating agency has done any of the following: (1)
violated any term of a contract with the Commission, Housing Authority, or County, or a
nonprofit corporation created by the Commission, Housing Authority, or County (2)
committed any act or omission which negatively reflects on the its quality, fithess or
capacity to perform a contract with the Commission, Housing Authority, or County or
any other public entity, or a nonprofit corporation created by the Commission, Housing
Authority, or County, or engaged in a pattern or practice which negatively reflects on
same, (3) committed an act or offense which indicates a lack of business integrity or
business honesty, or (4) made or submitted a false claim against the Commission,
Housing Authority, County, or any other public entity.

4. If there is evidence that the Contractor may be subject to
debarment, the Commission will notify the Participant in writing of the evidence, which is
the basis for the proposed debarment and will advise the Contractor of the scheduled
date for a debarment hearing before the Contractor Hearing Board.

5. The Contractor Hearing Board will conduct a hearing where
evidence on the proposed debarment is presented. The Contractor and/or the
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Contractor's representative shall be given an opportunity to submit evidence at that
hearing. After the hearing, the Contractor Hearing Board shall prepare a tentative
proposed decision, which shall contain a recommendation regarding whether the
Participant should be debarred, and, if so, the appropriate length of time of the
debarment. The Contractor and the Commission shall be provided an opportunity to
object to the tentative proposed decision prior to its presentation to the Board of
Commissioners.

6. After consideration of any objections, or if no objections are
submitted, a record of the hearing, the proposed decision and any other
recommendation of the Contract Hearing Board shall be presented to the Board of
Commissioners. The Board of Commissioners shall have the right to modify, deny or
adopt the proposed decision and recommendation of the Hearing Board.

7. If a Contractor has been debarred for a period longer than five
years, that Contractor may, after the debarment has been in effect for at least five
years, submit a written request for review of the debarment determination to reduce the
period of debarment or terminate the debarment. The Commission may, in its
discretion, reduce the period of debarment or terminate the debarment if it finds that the
Participant has adequately demonstrated one or more of the following: (1) elimination of
the grounds for which the debarment was imposed; (2) a bona fide change in ownership
or management; (3) material evidence discovered after debarment was imposed; or (4)
any other reason that is in the best interests of the Commission.

8. The Contractor Hearing Board will consider a request for review of
the debarment determination only where (1) the Contractor has been debarred for a
period longer than five years; (2) the debarment has been in effect for at least five
years; and (3) the request is in writing, states one or more of the ground for reduction of
the debarment period or termination of the debarment, and includes supporting
documentation. Upon receiving an appropriate request, the Contractor Hearing Board
will provide notice of the hearing on the request. At the hearing, the Contractor Hearing
Board shall conduct a hearing where evidence on the proposed reduction of debarment
period or termination of debarment is presented. This hearing shall be conducted and
the request for review decided by the Contractor Hearing Board pursuant to the same
procedures as for a debarment Hearing.

The Contractor Hearing Board’s proposed decision shall contain a recommendation on
the request to reduce the period of debarment or terminate the debarment. The
Contractor Hearing Board shall present its proposed decision and recommendation to
the Board of Commissioners. The Board of Commissioners shall have the right to
modify, deny or adopt the proposed decision and recommendation of the Contractor
Hearing Board.

9. These terms shall also apply to subcontractors and subconsultants
of County, Commission, or Housing Authority contractors, consultants, vendors and
operating agencies.
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T.

[§720] Compliance with Jury Service Program

1. Unless the Participant has demonstrated to the Commission
satisfaction either that Participant is not a “Contractor” as defined under the Jury
Service Program or that Participant qualifies for an exception to the Jury Service
Program, Participant shall have and adhere to a written policy that provides that its
Employees shall receive from the Participant, on an annual basis, no less than five
days of regular pay for actual jury service. The policy may provide that Employees
deposit any fees received for such jury service with the Participant or that the
Participant deduct from the Employee’s regular pay the fees received for jury
service.

2. For purposes of this Section, “Contractor’ means a person,
partnership, corporation or other entity which has a contract with the County or a
subcontract with a County contractor and has received or will receive an aggregate
sum of $50,000 or more in any 12-month period under one or more County contracts
or subcontracts. “Employee” means any California resident who is a full time
employee of the Participant. “Full time” means 40 hours or more worked per week,
or a lesser number of hours if: 1) the lesser number is a recognized industry
standard as determined by the County, or 2) Participant has a long-standing practice
that defines the lesser number of hours as full-time. Full-time employees providing
short-term, temporary services of 90 days or less within a 12-month period are not
considered full-time for purposes of the Jury Service Program. If the Participant
uses any subcontractor to perform services for the County under this Agreement, the
subcontractor shall also be subject to the provisions of this Section. The provisions
of this Section shall be inserted into any such subcontract Contract and a copy of the
Jury Service Program shall be attached to this Agreement.

3. If the Participant is not required to comply with the Jury Service
Program when this Agreement commences, the Participant shall have a continuing
obligation to review the applicability of its “exception status” from the Jury Service
Program, and the Participant shall immediately notify County if the Participant at any
time either comes within the Jury Service Program’s definition of “Contractor” or if
the Participant no longer qualifies for an exception to the Program. In either event,
the Participant shall immediately implement a written policy consistent with the Jury
Service Program. The County may also require, at any time during this Agreement
and at its sole discretion that the Participant demonstrates to the County’s
satisfaction that the Participant either continues to remain outside of the Jury Service
Program’s definition of “Contractor” and/or that the Participant continues to qualify
for an exception to the Program.

4. The Participant’s violation of this Section of this Agreement may
constitute a material breach of this Agreement. In the event of such material breach,
County may, in its sole discretion, terminate this Agreement and/or bar the
Participant from the award of future County contracts for a period of time consistent
with the seriousness of the breach.

51



u. [§721] Access and Retention of Records

The Participant shall provide access to the Commission, the Federal Grantor agency, the
Comptrolier General of the United States, or any of their duly authorized representatives to
any books, documents, papers and records of the Participant which are prescribed in
Section 313 above for the purpose of making audits, examinations, excerpts and
transcriptions.

The Participant is required to retain the aforementioned records for a period of five (5)
years after the Commission pays final payment and other pending matters are closed
under this Agreement.

V. [§722] Conflict of Interest

The Participant represents, warrants and agrees that to the best of its knowledge, it does
not presently have, nor will it acquire during the term of this Agreement, any interest direct
or indirect, by contract, employment or otherwise, or as a partner, joint venture or
shareholder (other than as a shareholder holding a one (1%) percent or less interest in
publicly traded companies) or affiliate with any business or business entity that has
entered into any contract, subcontract or arrangement with the Commission. Upon
execution of this Agreement and during its term, as appropriate, the Participant shall,
disclose in writing to the Commission any other contract or employment during the term of
this Agreement by any other persons, business or corporation in which employment will or
may likely develop a conflict of interest between the Commission’s interest and the
interests of the third parties.

W.  [§723] Interpretation

No provision of this Agreement is to be interpreted for or against either party because that
party or that party's legal representative drafted such provision, but this Agreement is to be
construed as if drafted by both parties hereto.

X. [§724] Waiver
No breach of any provision hereof can be waived unless in writing. Waiver of any one
breach of any provision shall not be deemed to be a waiver of any breach of the same or

any other provision hereof.

Y.  [§725] Patent Rights

The Commission will hold all the patent rights with respect to any discovery or invention,
which arises or is developed in the course of, or under this Agreement.
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Z.  [§726] Copyright

No report, maps, or other documents produced in whole or in part under this Agreement
shall be the subject of an application for copyright by or on behalf of the Participant. All
such documents become the property of the Commission and the Commission holds all
the rights to said data.

AA. [§727] Notice of Injury or Damage

The Commission shall provide the Participant with notice of any injury or damage arising
from or connected with services rendered pursuant to this Agreement to the extent that
Commission has actual knowledge of such injury or damage. Commission shall provide
such notice within ten (10) days of receiving actual knowledge of such injury or damage.

Notices pursuant to this Section shall be in writing and shall be in accordance with Section
601, above.

AB. [§728] Notice to Employees Regarding the Safely Surrendered Baby Law

The Participant shall notify and provide to its employees, and shall require each
subcontractor to notify and provide to its employees, a fact sheet (Exhibit E) regarding
the Safely Surrendered Baby Law, its implementation in Los Angeles County, and
where and how to safely surrender a baby. The fact sheet is available on the Internet at
www.babysafela.org for printing purposes.

AC. [§729]Contractor's Acknowledgement of Commission’s Commitment to the
Safely Surrendered Baby Law

The Participant acknowledges that the Commission places a high priority on the
implementation of the Safely Surrendered Baby Law. The Participant understands that
it is the Commission’s policy to encourage all Commission Contractors to voluntarily
post the Commission’s “Safely Surrendered Baby Law” poster in a prominent position at
the Contractor's place of business. The Participant will also encourage its
Subcontractors, if any, to post this poster in a prominent position in the Subcontractor’s
place of business. The Department of Children and Family Services of the County of
Los Angeles will supply the Participant with the poster to be used.

AD. [§730] Greater Avenues For Independence (GAIN) Program and General
Relief Opportunity for Work (GROW) Program

Should the Participant require additional or replacement personnel after the
effective date of this Agreement, the Participant shall give consideration for any such
employment openings to participants in the County’s Department of Public Social
Services' Greater Avenues for Independence (GAIN) Program or General Relief
Opportunity for Work (GROW) Program who meet the Participant's minimum
qualifications for the open position. The Participant shall contact the County’s



GAIN/GROW Division at (562) 908-5730 for a list of GAIN/GROW participants by job
category.

AE. [§731] Employment and Subcontracting Outreach

To the extent there are new hires required to develop the Site, the Participant agrees to
use its diligent efforts to ensure that the General Contractor during construction seeks to
provide employment and training opportunities to low to moderate-income local
residents. For the purposes of this Agreement, “Local Residents” means low to moderate-
income persons residing within the boundaries of the Project Area, and secondly low to
moderate-income residents of unincorporated East Los Angeles.

The Participant shall establish an out-reach program to encourage local minority owned
businesses and woman owned businesses to bid for subcontracts offered in connection
with the development of the Site. The Participant shall make information available to
potential subcontractors regarding subcontracting opportunities. The Participant shall
use the following in its out-reach program: a local Worksource Center, newspaper
advertising, announcements at public meetings, and the location of a trailer at or near
the Site. The Participant’s out-reach program shall be reasonably approved by the
Commission.

The Participant shall use its commercially reasonable efforts to cause its contractors
and subcontractors to take affirmative steps to solicit, encourage and cause the hiring of
persons residing within the boundaries of the Project Area.

VIIl. [§800] ENTIRE AGREEMENT, WAIVERS, AND AMENDMENTS.

This Agreement is executed in four (4) duplicate originals, each of which is deemed to
be an original. This Agreement consist of Pages 1 through 58, Attachment Nos. 1
through 5 and Exhibits A through F, attached hereto and incorporated herein by
reference, all of which constitute the entire understanding and agreement of the parties.

This Agreement integrates all of the terms and conditions mentioned herein or incidental
hereto, and supersedes all negotiations or previous agreements between the parties
with respect to all or any part of the subject matter hereof.

All waivers of the provisions of this Agreement must be in writing and signed by the
appropriate authorities of the Commission and the Participant, and all amendments
hereto must be in writing and signed by the appropriate authorities of the Commission
and the Participant.

IX. [§900] TIME FOR ACCEPTANCE OF AGREEMENT BY COMMISSION.
This Agreement, when executed by the Participant and delivered to the Commission,
must be authorized, executed, and delivered by the Commission and County within

forty-five (45) days after the date of signature by the Participant or this Agreement
shall be void, except to the extent that the Participant shall consent in writing to further
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extensions of time for the authorization, execution, and delivery of this Agreement. The
effective date of this Agreement shall be the date when this Agreement has been
signed by the Commission.
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SIGNATURES

IN WITNESS WHEREOF, the Commission and the Contractor, through their duly
authorized officers, have executed this Contract as of the date first above written

COMMUNITY DEVELOPMENT
COMMISSION OF THE COUNTY OF
LOS ANGELES

("Commission")

By: Dated:
Carlos Jackson, Executive Director

DOKHY, LLC.
("Participant")

By: Dated:
David Ahdoot, Manager

APPROVED AS TO PROGRAM: APPROVED AS TO FORM
COMMUNITY DEVELOPMENT COMMISSION RAYMOND G. FORTNER, JR.
OF THE COUNTY OF LOS ANGELES County Counsel
By By
Corde Carrillo, Director Behnaz Tashakorian
Economic/Redevelopment Division Deputy
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ATTACHMENT NO. 1

MAP OF THE SITE
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ATTACHMENT NO. 2

LEGAL DESCRIPTION OF THE SITE

COMMISSION PROPERTIES:

Commission Parcel 1
LOT 164 OF TRACT NO. 4824 AS PER RECORDED IN BOOK 52 PAGE 74 OF MAPS
IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

LOT 165 AND 166 OF TRACT NO. 4824 AS PER RECORDED IN BOOK 52, PAGE 74
OF MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

Commission Parcel 2

LOTS 160, 161 AND 162 OF TRACT NO. 4824, AS PER RECORDED IN BOOK 52,
PAGE 74 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

ALLEY

TOGETHER WITH THAT CERTAIN ALLEY AS VACATED BY THE BOARD OF
SUPERVISORS OF THE COUNTY OF LOS ANGELES BY RESOLUTION #M9476103
A COPY OF WHICH WAS RECORDED ON APRIL 18, 1996, AS INSTRUMENT NO.
96-614289, OF OFFICIAL RECORDS, WHICH WOULD PASS BY OPERATION OF
LAW.

Commission Parcel 3
LOT 108 OF TRACT NO. 4824 AS PER RECORDED IN BOOK 52, PAGE 74 OF
MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

LOT 233 OF TRACT NO. 4949 AS PER RECORDED IN BOOK 64, PAGE 51 AND 52
OF MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

PARTICIPANT PARCELS:

4770-72 E. CESAR E. CHAVEZ AVENUE

LOT 163, OF TRACT NO. 4824, IN THE COUNTY OF LOS ANGELES, STATE OF
CALIFORNIA, AS PER MAP RECORDED IN BOOK 52 PAGE 74 OF MAPS, IN THE
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

ALLEY

TOGETHER WITH THAT CERTAIN ALLEY AS VACATED BY THE BOARD OF
SUPERVISORS OF THE COUNTY OF LOS ANGELES BY RESOLUTION #M9476103
A COPY OF WHICH WAS RECORDED ON APRIL 18, 1996, AS INSTRUMENT NO.
96-614289, OF OFFICIAL RECORDS, WHICH WOULD PASS BY OPERATION OF
LAW.



ATTACHMENT NO. 3

SCHEDULE OF PERFORMANCE

EXECUTION OF AGREEMENT

Site Plan and Basic Concept Drawings.

The Participant submitted a Site Plan and
Basic Concept Drawings to the Commission
for review and approval.

Approval of Conceptual Site Plan and Basic
Concept Drawings.

Commission approved conceptual site plan
and concept drawings per Owner
Participation Procedures for the Maravilla
Community Redevelopment Project area.

Submission of Revised Site Plan and
Concept Drawings.
Participant submitted to the Commission
Revised Site Plan dated September 1, 2007
and Concept drawing — elevation, dated
September 8, 2007.

Environmental Report.

The Commission will complete a Phase |
environmental report and provide to
Participant.

Execution of Agreement by Commission.
The Commission and Board of Supervisors
shall hold a public hearing to authorize
execution of this Agreement by the
Commission and, if so authorized, the
Commission shall execute and deliver this
Agreement to the Participant.

Submitted October 10, 2006 .

Approved October 31, 2006.

Received December 19, 2006.

Prior to the execution of this
Agreement, the Commission will
provide to the Participant copies
of a Phase | environmental report
for Commission Parcels.

Within two weeks of approval by
Commission and Board of
Supervisors.



10.

11.

ESCROW PERIOD

Opening of Escrow. The Commission shall
open an escrow for conveyance of the
Commission Parcels.

Access for Soils Investigation. The
Commission shall provide the Participant
with access to the Commission Parcels for
soils investigations pursuant to Section 212
of this Agreement.

Determination of  Sail Conditions.
Participant shall determine whether the soil
conditions on the Site are suitable for the
development thereon pursuant to Section
212 of this Agreement.

Zoning of the Site. The Participant is
responsible for obtaining all zoning and
land use approvals, and any other County
approvals required to permit the
construction of the improvements and the
use, operations and maintenance of such
improvements in accordance with Section
210 of the Agreement.

Relocation of Tenants. The Commission is
responsible for the relocation of tenants
identified as Victory Outreach Thrift Store
and Chicana Service Action Center.

Submission - Preliminary Construction
Plans, Drawings, and Grading Plans.

The Participant shall prepare and submit to
the Commission for review and approval
Preliminary Construction Plans, Drawings,
and Grading Plans for the Site approved by
the County of Los Angeles Departments of
Regional Planning and Public Works.

Within three (3) days of
execution of this Agreement by
Commission.

Upon  execution of  this
Agreement by the Commission.

Prior to close of escrow.

Prior to close of escrow, which
may be extended by Participant
in order to obtain such zoning
and land use approvals.

Prior to close of Escrow.

Prior to close of escrow.



12.

13.

14.

15.

16.

17.

18.

Approval - Preliminary Construction Plans,
Drawings, and Grading Plans.

The Commission shall approve or
disapprove that Preliminary Construction
Plans, Drawings, and Grading Plans for the
Site.

Tenant Leases.

Participant will submit copies of tenant
leases to the Commission in accordance
with Section 203 of this Agreement.

Evidence of Financing.

Participant will submit Evidence of
Financing to the Commission in accordance
with Section 203 and 214 of this
Agreement.

Approval of Financing. The Commission
shall approve or disapprove submission of
Participant’'s evidence of financing with
respect to the Site, and shall so notify the
Participant.

CONVEYANCE

Close of Escrow/Conveyance of Title. The
Commission shall convey free and clear
title and possession to Participant, and
Participant shall accept such conveyance,
with respect to the Site.

Evidence of Insurance and Bonds.

The Participant will submit evidence of
insurance in accordance with Section 309
of this Agreement.

Submission of Executed Construction
Contract.

The Participant will submit copies of the
executed construction contract to the

Commission.

Within fifteen (15) days of
submission.

Prior to close of escrow.

Prior to close of escrow.

Within ten (10) days of
submission.

Within five (5) business days
after delivery of a fully executed
OPA to escrow and all
conditions to close escrow
completed, unless extended by
Participant in order to obtain the
necessary zoning, variances
and/or permits.

Within fifteen (15) days after
close of escrow.

Within fifteen (15) days after
acceptance of bid.



19.

20.

21.

22.

23.

24.

Executed Loan Documents.

The Participant will submit copies of
executed loan documents to the
Commission.

CONSTRUCTION

Submission - Final Construction Plans,
Drawings, Grading Plans.

The Participant shall prepare and submit to
the Commission for review and approval
Final Construction Plans, Drawings, and
Grading Plans for the Site approved by the
County of Los Angeles Departments of
Regional Planning and Public Works.

Approval - Final Construction Plans,
Drawings, and Grading Plans.

The Commission shall approve or
disapprove that Final Construction Plans,

Drawings and Grading Plans.

BUILDING PERMITS APPROVAL.

The Participant shall obtain construction
permits from the Los Angeles County
Department of Building & Safety com
commence construction of the Project.

Commencement of Construction.
The Participant shall commence
construction of the improvements on Site.

Completion of Construction.
The Participant shall complete construction
of the improvements on Site.

Within sixty (60) days after
close of escrow.

Within sixty (60) days after
approval by the Commission of
the Preliminary Construction
Plans, Drawings, and Grading
Plans.

Within thirty (30) days after
receipt thereof by the
Commission.

Prior to the commencement of
construction

Within sixty (60) days after
conveyance of title and
possession to Participant of the
Site (including the parking lot
parcels) and removal of all
improvements.

Within eighteen (18) months
after conveyance of the
Commission Parcels to
Participant by the Commission,
demolition by Commission of
all improvements on the Site
and grading is complete.



ATTACHMENT NO. 4

SCOPE OF DEVELOPMENT

l. GENERAL DESCRIPTION

The Participant agrees that the development of the Site shall be designed and
developed such that the improvements will have architectural excellence. The
Participant, its supervising architect, engineer, and contractor, shall work with
Commission staff and the Commission’s architect to coordinate the overall design,
architecture, and color of the improvements on the Site.

The improvements to be constructed on the Site shall be of high architectural quality,
shall be well landscaped, and shall be effectively and aesthetically designed. The
shape, scale of volume, exterior design and exterior finish of each building, structure
and other improvement must be consonant with, visually related to, physically related,
and an enhancement to each other and to adjacent improvements within the
Redevelopment Project area. In this regard, all exterior walls of any buildings developed
on the Site shall be kept and maintained in a manner free of graffiti.

The Participant’'s plans, drawings and proposals submitted to the Commission for
approval shall describe in reasonable detail the architectural character intended for the
improvements. The total development of the Site shall be in conformity with the
Redevelopment Plan. The provisions, design criteria and property development
standards set forth in this Scope of Development apply to the Site.

1. ON-SITE IMPROVEMENTS

A. General

Commission has received Site Plan, Sheet No. SP, dated September 1, 2007 and
Elevation, Sheet No. ELEV, dated September 8, 2007. Participant shall develop an
approximate total of 8,722 square feet of gross building area and 35 parking spaces in
the Center and improve an existing 24 space parking lot across the street. The
proposed use in the development shall be comprised of approximately: 4,341 square
feet as a restaurant; 3,906 square feet of food service/office/retail and 475 square feet
service area.

B. Urban Design Standards, Controls and Restrictions

Standards, controls and restrictions regarding construction and development, including,
but not limited to, maximum land coverage, setbacks and building construction shall be
as required by the Uniform Building Code (with County modifications) and the County



Building Code, and as approved by the Department of Regional Planning, the
Department of Public Works, and the Commission.

All on-site and off-site elements shall be subject to design review by the Commission in
accordance with the procedures set forth in the Agreement. The Participant shall
conform to the following standards of design in establishing the urban design concept,
architectural and landscaping features of the Site.

The Commission, the Department of Regional Planning, and the Department of Public
Works’s approval of the Final Construction Drawings and Landscaping and Finish
Grading Plans shall be deemed to be an acknowledgment of compliance with the
design standards and limitations contained in this Section B.

1. Architectural Standards

The architecture of all structures shall maintain a high quality of architectural design.

(a) Form and Scale

Any structures on the Site shall consist of a form and scale
acceptable to the Commission.

(b)  Street Level Design

The facades as seen from the street shall be such that the shape,
exterior design and exterior finish of the structures are consonant
with and visually related to each other.

(c) Building Materials

Building materials shall be of a high quality as approved by the
Commission.

(d) Energy Considerations

Energy efficient features shall be incorporated into the design of the
development.

(e) Refuse Containers

Provision for refuse containers shall be contained within the
structures.



()

Signs

All public signs on the exteriors of buildings and structures are of
special concern to the Commission. No sign which is inconsistent
with the overall project theme will be permitted. All signs must be
approved by the Commission and must comply with applicable
County Codes.

Land Use Standards

(a)

Building Heights

The height of all improvements developed on the Site shall be in
accordance with the County Zoning Ordinance.

Streetscape Design Standards

€))

(b)

(©)

(d)

Landscaping

The Participant, or its successors and assigns, shall maintain the
landscaping on the Site and all exterior walls of all buildings free
from graffiti, debris and accumulation of rubble and shall maintain
all plant materials in a healthy and manicured condition.

Vehicle Access

Driveways for parking shall be coordinated with the design of
pedestrian access.

Utilities

The Participant shall be responsible for all on-site utility installations
and connections from the distribution lines in adjacent public rights-
of-way to the improvements on the Site, including sewers, storm
drains, and water and gas distribution lines. All utility services on-
site shall be underground or concealed within buildings to the
extent permitted by appropriate utility companies and utility districts.
No mechanical equipment or meters shall be left exposed in yard
areas or on roofs.

Building Coverage

Minimum building setbacks shall be in conformance with the
County Zoning Ordinance and Basic Concept Drawings approved
by the Commission.



(e) Rooftops

On all buildings whose roof area is visible from ground level of
surrounding structures or proposed structures, pedestrian ways,
streets, etc.,, exposed duct work for heating and cooling,
mechanical equipment and other roof structures shall be screened
from the direct view of the ground level of adjacent property or
buildings in a manner approved by the Commission. Nothing
contained in this paragraph or the Agreement shall be construed to
require the Participant to install any air conditioning units,
evaporative coolers or other cooling equipment.

() Parking Location

All parking for the development on the Site and the Participant Site
shall be located within the boundaries of the Site except as
otherwise approved by the Commission and the Department of
Regional Planning.

(9) Handicap Access

The Participant shall make the ground floor of all buildings and
ingress and egress access ways on the Site usable by
handicapped persons, to the extent required by applicable law.

(k) Construction

During construction of the improvements by the Participant, the
Participant shall take all reasonable precautions to minimize dust
and disturbance to adjacent properties caused by construction.
The Participant shall only perform exterior work on the
improvements on the Site between the hours of 7:00 a.m. and 7:00
p.m. Monday through Saturday.

Il OFF-SITE IMPROVEMENTS

A. The Participant shall be responsible for all public improvements required by the
County Department of Public Works necessary for the development of the Site. The
Participant shall be solely responsible for the initial One Hundred Fifty Thousand Dollars
($150,000) of such costs. The Commission shall fund up to a total of One Hundred Fifty
Thousand Dollars ($150,000) for the cost of all public improvements required by the
development of the Site in excess of the initial $150,000 paid by the Participant. The
Participant shall be solely responsible for any additional cost of public improvements
required by the development of the site in excess of the initial $300,000 paid by
Participant and the Commission. The Participant will be solely responsible for preparing



necessary plans, approvals and construction of all off-site improvements as required by
the County Department of Public Works.



ATTACHMENT NO. 5

FORM OF QUIT CLAIM DEED

Recording Requested by:

Community Development Commission
of the County of Los Angeles

After Recordation, Mail to:
Dokhy LLC

225 E. 9" St., Suite 270
Los Angeles, CA 90015

QUIT CLAIM DEED

For valuable consideration, the receipt of which is hereby acknowledged,

THE COMMUNITY DEVELOPMENT COMMISSION OF THE COUNTY OF LOS
ANGELES, a public body, corporate, and politic, of the State of California (herein called
"Grantor"), acting to carry out the Redevelopment Plan (herein called "Redevelopment
Plan") for the Maravilla Community Redevelopment Project which was approved and
adopted by the Board of Supervisors of the County of Los Angeles on February 20,
1993, by Ordinance No. 10,661, under the Community Redevelopment Law of the State
of California, hereby relinquishes and transfers to DOKHY, LLC, a California Limited
Liability Corporation (herein called "Grantee"), all of the Grantors rights and interest in
the real property Commission Parcel 1, Commission Parcel 2 and Commission Parcel 3
(“Commission Parcels”) legally described in the document attached hereto, labeled
Exhibit A, and incorporated herein by this reference.

1. The Commission Parcels are conveyed subject to the Redevelopment Plan and
pursuant to an Owner Participation Agreement (the "OPA") entered into by and between
Grantor and Grantee and dated , 2008. The OPA by this
reference is fully incorporated into this Quit Claim Deed.

2. The Grantee covenants and agrees for itself, its successors, its assigns, and
every successor in interest to the Commission Parcels or any part thereof, that the
Grantee, its successors and assigns, shall maintain the Commission Parcels and the
improvements thereon, shall keep the Commission Parcels free from any accumulation
of debris or waste materials and shall maintain the landscaping required to be planted
under the OPA in a healthy condition. The foregoing covenant shall run with the land.



3. Prior to the issuance of a Certificate of Completion by the Grantor as provided in
the OPA, the Grantee shall not, except as permitted by the OPA, sell, transfer, convey,
assign, or lease the whole or any part of the Commission Parcels without the prior
approval of the Grantor. This prohibition shall not apply subsequent to the issuance of
the Certificate of Completion with respect to the improvements upon the Commission
Parcels.. This prohibition shall not be deemed to prevent the granting of easements or
permits to facilitate the development of the Commission Parcels or to prohibit or restrict

the leasing of any part or parts of a building or structure when said improvements are
completed.

4. Subject to the provisions of Section 512 of the OPA, the Grantor shall have the
right, at its option, to reenter and take possession of the Commission Parcels hereby
conveyed, or such portion thereof, with all improvements thereon, and revest in the
Grantor the estate conveyed to the Grantee, if after conveyance of title and prior to
issuance of a Certificate of Completion of construction upon the Commission Parcels,
the Grantee or successor in interest shall:

a. Fail to proceed with the construction of the improvements as required by

the OPA for a period of three (3) months after written notice thereof
from the Grantor; or

b. Abandon or substantially suspend construction of the improvements for a
period of three (3) months after written notice of such abandonment
or suspension from the Grantor; or

C. Transfer, or suffer any involuntary transfer of the Commission Parcels, or
any part thereof, in violation of the OPA.

Such right to reenter, repossess, and revest, to the extent provided in this
paragraph 5, shall be subordinate and subject to and be limited by and shall not defeat,
render invalid, or limit:

a. Any mortgage, deed of trust, or other security instrument permitted by the
OPA; or

b. Any rights or interests provided in the OPA for the protection of the holder
of such mortgages, deeds of trust, or other security instruments.

5. The Grantee covenants by and for itself and any successors in interest that there
shall be no discrimination against or segregation of any person or group of persons on
account of race, color, creed, religion, sex, marital status, disability, sexual orientation,
national origin, or ancestry in the sale, lease, sublease, transfer, use, occupancy,
tenure, or enjoyment of the Commission Parcels, nor shall the Grantee itself or any
person claiming under or through it establish or permit any such practice or practices of
discrimination or segregation with reference to the selection, location, number, use, or



occupancy of tenants, lessees, subtenants, sublessees, or vendees in the Commission

Parcels.

All deeds, leases, or contracts made relative to the Commission Parcels, the
improvements thereon or any party thereof, shall contain or be subject to substantially
the following nondiscrimination clauses:

a.

In deeds: "The grantee herein covenants by and for himself or herself, his
or her heirs, executors, administrators, and assigns, and all persons
claiming under or through them, that there shall be no discrimination
against or segregation of any person or group of persons on account of
race, color, creed, religion, sex, marital status, disability, sexual
orientation, national origin, or ancestry in the sale, lease, sublease,
transfer, use, occupancy, tenure, or enjoyment of the land herein
conveyed, nor shall the grantee himself or herself, or any person claiming
under or through him or her, establish or permit any such practice or
practices of discrimination or segregation with reference to the selection,
location, number, use, or occupancy of tenants, lessees, subtenants,
sublessees, or vendees in the land herein conveyed. The foregoing
covenants shall run with the land.”

In leases: "The lessee herein covenants by and for himself or herself, his
or her heirs, executors, administrators, and assigns, and all persons
claiming under or through him or her, and this lease is made and accepted
upon and subject to the following conditions:

"That there shall be no discrimination against or segregation of any person
or group of persons on account of race, color, creed, religion, sex, marital
status, disability, sexual orientation, national origin, or ancestry in the
leasing, subleasing, transferring, use, occupancy, tenure, or enjoyment of
the land herein leased, nor shall the lessee himself or herself, or any
person claiming under or through him or her, establish or permit any such
practice or practices of discrimination or segregation with reference to the
selection, location, number, use, or occupancy of tenants, lessees,
sublessees, subtenants, or vendees in the land herein leased."

In contracts: "There shall be no discrimination against or segregation of
any person or group of persons on account of race, color, creed, religion,
sex, marital status, disability, sexual orientation, national origin, or
ancestry in the sale, lease, sublease, transfer, use, occupancy, tenure, or
enjoyment of the land, nor shall the transferee himself or herself, or any
person claiming under or through him or her, establish or permit any such
practice or practices of discrimination or segregation with reference to the
selection, location, number, use, or occupancy of tenants, lessees,
sublessees, subtenants, or vendees in the land."



6. No violation or breach of the covenants, conditions, restrictions, provisions, or
limitations contained in this Quit Claim Deed shall defeat or render invalid or in any way
impair the lien or charge of any mortgage, deed of trust, or other financing or security
instrument permitted by the OPA,; provided, however, that any successor of Grantee to
the Commission Parcels shall be bound by such remaining covenants, conditions,
restrictions, limitations, and provisions, whether such successor’s title was acquired by
foreclosure, deed in lieu of foreclosure, trustee's sale, or otherwise.

7. The Grantor shall have the right, at its option, to reenter and take possession of
Commission Parcel 3 of the Commission Parcels hereby conveyed, with all
improvements thereon, and revest in the Grantor the estate conveyed to the Grantee,
for the purposes of redevelopment of Commission Parcel 3. The Grantor shall provide
the Grantee with substitute off-site parking to meet the minimum parking requirements
as specified by the County of Los Angeles and the Redevelopment Plan for the
Maravilla Community Redevelopment Project area for the improvements set forth in the
OPA and said substitute off-site parking location which is, 1) within 200 feet of the Site
or, 2) at such other location(s) mutually acceptable to the Grantor and Grantee.

8. Except as otherwise provided, the covenants contained in paragraphs 2 and 7 of
this Quit Claim Deed shall remain in effect until the termination date of the
Redevelopment Plan, as it may be amended from time to time. The covenants in
paragraph 4 and against discrimination contained in paragraph 5 of this Quit Claim
Deed shall run with the land and remain in perpetuity. The covenants contained in
paragraphs 3 and 4 shall remain in effect until issuance of a Certificate of Completion
pursuant to Section 324 of the OPA.

9. The covenants contained in paragraphs 2, 3, 4, 5, 6 and 7 of this Quit Claim
Deed shall be binding for the benefit of the Grantor, its successors and assigns, the
County of Los Angeles, and any successor in interest to the Commission Parcels or any
part thereof, and such covenants shall run in favor of the Grantor and such
aforementioned parties for the entire period during which such covenants shall be in
force and effect, without regard to whether the Grantor is or remains an owner of any
land or interest therein to which such covenants relate. The Grantor and such
aforementioned parties, in the event of any breach of any such covenants, shall have
the right to exercise all of the rights and remedies, and to maintain any actions at law or
suits in equity or other proper proceedings to enforce the curing of such breach. The
covenants contained in this Quit Claim Deed shall be for the benefit of and shall be
enforceable only by the Grantor, its successors, and such aforementioned parties in the
first sentence of this paragraph 8.

10. In the event of any express conflict between this Quit Claim Deed and the OPA,
the provisions of this Quit Claim Deed shall control.

11.  Any amendments to the Redevelopment Plan which change the uses or
development permitted on the Commission Parcels or change the restrictions or
controls that apply to the Commission Parcels or otherwise affect the Commission



Parcels shall require the written consent of the Grantee. Amendments to the

Redevelopment Plan applying to other property in the Project Area shall not require the
consent of the Grantee.

IN WITNESS WHEREOF, the Grantor and Grantee have caused this instrument to be
executed on their behalf by their respective officers thereunto duly authorized, this

day of , 2008.
"GRANTOR"
COMMUNITY DEVELOPMENT
COMMISSION OF THE COUNTY
OF LOS ANGELES
By

Carlos Jackson, Executive Director

APPROVED AS TO FORM:

RAYMOND G. FORTNER, JR.
County Counsel

By

Behnaz Tashakorian
Deputy

The provisions of this Quit Claim Deed are hereby approved and accepted.
"GRANTEE"

DOKHY, LLC

By

David Ahdoot, Manager



EXHIBIT A

LEGAL DESCRIPTION OF THE COMMISSION PARCELS

COMMISSION PARCEL 1:

LOTS 164, 165 AND 166 OF TRACT NO. 4824 AS PER RECORDED IN BOOK 52,
PAGE 74 IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

TOGETHER WITH THAT CERTAIN ALLEY AS VACATED BY THE BOARD OF
SUPERVISORS OF THE COUNTY OF LOS ANGELES BY RESOLUTION #M9476103
A COPY OF WHICH WAS RECORDED ON APRIL 18, 1996, AS INSTRUMENT NO.
96-614289, OF OFFICIAL RECORDS, WHICH WOULD PASS BY OPERATION OF
LAW.

COMMISSION PARCEL 2:

LOTS 160, 161 AND 162 OF TRACT NO. 4824, AS PER MAP RECORDED IN BOOK
52, PAGE 74 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID
COUNTY.

TOGETHER WITH THAT CERTAIN ALLEY AS VACATED BY THE BOARD OF
SUPERVISORS OF THE COUNTY OF LOS ANGELES BY RESOLUTION #M9476103
A COPY OF WHICH WAS RECORDED ON APRIL 18, 1996, AS INSTRUMENT NO.
96-614289, OF OFFICIAL RECORDS, WHICH WOULD PASS BY OPERATION OF
LAW.

COMMISSION PARCEL 3:

LOT 108 OF TRACT NO. 4824 AS PER RECORDED IN BOOK 52, PAGE 74 OF
MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

LOT 233 OF TRACT NO. 4949 AS PER RECORDED IN BOOK 64, PAGE 51 AND 52
OF MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.



State of California

County of

On , before me, , personally appeared

, personally known to me (or proved to me on the basis of satisfactory evidence) to be
the person whose name is subscribed to the within instrument and acknowledged to me
that he/she executed the same in his/her authorized capacity, and that by his/her
signature on the instrument the person, or the entity upon behalf of which the person
acted, executed the instrument.

WITNESS my hand and official seal.

(SEAL)

Notary’s Signature



Exhibit A — Site Plan
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Exhibit B

MAP OF LOCAL AREA

Attachment A
Local Area - Unincorporated East Los Angeles
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Exhibit C

FEDERAL LOBBYIST REQUIREMENTS

CERTIFICATION
Name of Firm: Date:
Address:
State: Zip Code: Phone No. :

Acting on behalf of the above named firm, as its Authorized Official, | make the following Certification
to the Department of Housing and Urban Development (HUD) and the Community Development
Commission, County of Los Angeles:

1)

2)

3)

No Federal appropriated funds have been paid, by or on behalf of the above named firm to
any person for influencing or attempting to influence an officer or employee of any agency, a
Member of Congress, an officer or employee of Congress, or an employee of a Member of
Congress in connection with the awarding of any Federal contract, the making of and
Federal grant, loan or cooperative agreement, and any extension, continuation, renewal,
amendment, or modification thereof, and;

If any funds other than Federal appropriated funds have paid or will be paid to any person for
influencing or attempting to influence an officer or employee or any agency, a Member of
Congress an officer or employee of Congress or an employee of a Member of Congress in
connection with this Federal contract, grant loan, or cooperative agreement, the above
named firm shall complete and submit Standard Form-LLL, “Disclosure Form to Report
Lobbying”, in accordance with its instructions, and:

The above name firm shall require that the language of this certification be included in the
award documents for all sub-awards at all tiers (including subcontracts, sub-grants, and
contracts under grants, loans, and cooperative agreement) and that all sub-recipients shall
certify and disclose accordingly.

This certification is a material representation of fact upon which reliance was placed when this
transaction was made or entered into. Submission of this certification is a prerequisite for making or
entering into the transaction imposed by Section 1352 Title 31, U.S. Code. Any person who fails to
file the required certification shall be subject to a civil penalty of not less than $10,000 and not more
than $100,000 for each such failure.

Authorized Official:

Name:

Signature; Date:

Title:




Exhibit D

Department of the Treasury
Internal Revenue Service

Notice 1015
{RPev. December 2004)

Have You Told Your Employees About the
Earned Income Credit (EIC)?

What Is the EIC?

The EIC is a refundabile tax cradit for cortain workers,
What's New. Workers cannot claim the BIC if thelr 2004
investment income such as interest and dividends) is over
&2.650.

Which Employess Must | Notify About the EIC?

You must notify each amploves who worked for you at any
fims during the year and from whom you did mnotwithhold
income fax. However, vou do not have o nolify any
amployves who claimed exemption from withholding on
Form W-4, Emploves’s Withholding Allowance Carlificate.
Neote, You are encouraged 1o notify sach simployes whose
veages for 2004 are lses than $35.458 hat he or she may be
aligive for the EIC,

How and When Must | Notity My Employees?

Yot st give the emploves one of the following:

® The RS Fom W2, Wage and Tax Statemerd, which has
the required information about the BIC on the back of
Copy B,

» A substitute Form W2 with the same BIC information on
the back of the emploves's copy that s on Copy B of the
B8 Form W2,

® Motice 797, Possible Faclal Tar Fefund Dus to the
Earnsdd Inpoms Cradit (BIC)

» Your written statement with the sarme wording as

MNotice 797.

i you are required 1o give Forn W2 and do 30 on ims,
o further notice is necessary i the Form W2 has the
racquisad! information about the BIC on the back of the
sinployee's copy. 3 substiute Form W2 is given on time
but doss not have the recuired Infomation, you must nolity
the smphoyes within 1 wesk of the dale the substibie Fom
W2 s given. i Form W-2 iz requirsd but is not ghven on
Hme, vou must give the emploves Molios 787 or yvour wiitlen
shatament by the date Form W2 Is requidred 1o b given,
Form W-Z is not required, you must notify the amployes by
February 7, 2005,

Yeous must hand the notice dirsctly 1o the emploves o san
it by First-Class Mall 1o the asmployves's last known addross.
You will not mest the notification sequirsments by posting
Motica 797 on an smployes bullstin boad or sending it
Hyough office madl, However, you may ward to post the
nctics 1o help inform all emplovess of the EIC. You can get
copdes of the notice by calling 1-800-829-3676, or from the
RS wabsite alwaw s oov,

How Will My Employess Know If They Can

Claim the EIC?

The basic requiraments are covarad in Nooe 797, For mors
detafiedd information, the amploves needs 1o 5¢e the 2004
instructions for Form 1040, 10404, 1040EZ, or Pub, 586,
Eamed Income Cradit (£IC),

How Do My Employees Claim the EIC?

Eligible amplovess claim the BIC on their 2004 1ax retum.
Even amplovees who have no tax withheld from thelr pay or
awe 1o tax can olaim the BIC and get a refund, but they
must fle a o relum 10 do o, For sxampde, if an emploves
has no b withheld in 2004 and owes no tax but s oligible
for a oradit of 3791, he or she must file a 2004 ax tum B
ret the 791 relfund.

How Do My Employees Get Advancs EIC
Payments?

Eligitle smployvess who expect 1o have a qualifying child for
2005 can get part of the cradit with their pay during the yea
Iy giving you a completed Form W8, Barmed Income Credi
Advanes Payment Cartificate, You must include advanos EX
mayrments with wages pald o these emplowess, but the
paymants are not wages and arg not subject to pawol! tase
Gatwrally, the payments are mads from withheld Income,
social security, and Madicars taxes. For dedalls, see

Pubx. 15 ([Ciroular By, Emplover's Tag Guide.

Notice 101
{Rey. 12-200

Lat. Ho. aoses!
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What is the Safely Surrendered Baby Law?
Coliforia’s Safely Surrenderad Baby Law allows parents 1o give
up hair baby confidentially. As long as the baby has not beoen
abusad of neglecled. porents may give up thelr newbon withoul
foar of aresst of prosecution,

How does it work?

A distressed parent who s unable or uwilling to cane fora baby
can legalty, confidentiolly and safely ghe up o babyy within three
days of birth, The baby rmust be handdsed to an employes al a Los
Angelos County srmergency mom o ire station. As lorg as ¥w child
shonws nosigns of abuse o redlent, no mame of other infornation is
recpdood. In case the parerd changss his or her mind at o later date
el worts e baby back, wotkorns vl uss bracelets 1o help commed
them o sochother, One bracolet will b placed on e baly, arela
rotching brocelst will be given o the pareit.

What ¥ a parent wants the baby back?

Parents who change thadr minds can bodin the pmocess of
reclaiming thelr newboms within 14 days. These parents should
call the Los Angeles Counly Department of Children and Family
Bardoos at 1-800-540.4000,

Can only a parent bring in the baby?
i mest cases, o parent will bring in e babty, The low allows
ofbwr people 1o bring in the balyy if they have lagal custody.

Does the parent have 1o call before bringing inthe balw?
Mo, Aparent can bing In g boby anvlime, 24 hours a day, 7 dys

a waek 5o long as the parert gives the baby (o someons who
works at the hospital or fire stalion,

Dowes a parent have to tell anything to the people
taking the baby?

Mo, However, bospital personnelwill ask the parentio il out o
sussticnnain designed 1 gather impartant madics history
inforrnation, which is very useful in cadng for the child, Although
sreouraged. fling oul the quastionnairs is nod required.

What happens 1o the baby?
The baby will be sxarined and given medical reatment, ¥ neadad
Ther the baby vl b doaced ina peseadoplive home.,

What happens 1o the pareni?
Oree the parsotis) has safddy turmed o the tolyy, ey are fres o o,

Why is California doing this?

The purpoes of the Safsly Sumervlensd Baby Law 16 1o prodect babiss
from baing abandonsd by thelr parents and potendially belng hutor
killedd, ¥ ou riaw heve heard rogie stories of babies left indurmpsters
or public battwooms. The parstits who cormmitiad these aots ray
hawe besnunder sovere emolionol distress. The mothers may have
hickien thedr pregnancies, fearful of what would happen if thedr
farmitiss found aut. Bacouss they ware ofrold and hoadnowhare o
furm for help, ey abondoned thalr infants . Abandoning o baby puls
the child In extreme dangsr, s slgo lgal. Too often, itresulls in
the baby's death, Betouse of the Safely Sumendered Baby Lo, this
tragedy doosnt evar tave 1o happen in Calfomia again.

A baby's story
ALB:30 arn. on Thursday, July 25, 200, a healthy nesbom baby
wioes brought B 8L Barnarding Medical Cander in San Bemarding
under the provisions of the Califomia Safely Surmedensd Baby Law,
A5 the law slodes, the baby's mother did nod have 1o identify hemsedl,
When the baby wos brought o the amergenty room, he was
axarningd by a pediaticion, who detenniredd that e boby was
heatltyy and dolng fine. Howes pliced with o loving fomily whils he
adoption process wos shrbed

Every baby deserves a chance for a
healthy life. If someone you know is
considering abandoning a newbom, let
her know there are other options.

it is best that women seek help to receive proper medical care and counseling while
they are pregnant. But at the same time, we want to assure parents who choose

not to keep their baby that they will not go to jail if they deliver their babies to safe
hands in any Los Angeles County hospital ER or fire station.
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20u# es Ja Loy de Entrega de Bebds Sin Peligro?

La Ley de Entrega de Bebds Bin Peligro de Calffornia permile
o dos padees enlredae & su recién nadide confidenciplmanta.
Slornpre ous o bobd no haya sufdds abuso rd negligencia,
padres pusden entregar @ su recin nacido sin temor a ser
arrsstacios o procesados.

LComo funciona?

El padrednadre con dfiouliades que no puskla o 1o quiem culdar
de su recién nacids pusde enlrogario on forrma legal, confidencial v
seourn, dertro de los tres dins del nacimisnio, Bl bebé debe sur
ateqads a un emplendo deung sals de amergencias o de un
cuartel de bomberos del Condado de Los Angples. Siempre que

o babé no presente signos de abuso o negligehcia, no serd
necesario suministrar nombres nl informacidn alguna. Sigl
padredmadne canbia de opingdn postedonmenie v desen recuperny
a su bebd, los trabajadorss ulilizaran bozoletes para poder
vincudarios, B bebé fovar un brazelete v o padretnodes recibind
un brazalels igual

+Gué pasa si & padre/madre desea recuperar

a su bebeé?

Lios pacdres que cornbien de opinido pusden empezar of procsss de
taclarnar @ sy reciin nacido denlro de los 14 dios. Estos paddraes
deterdn lamar ol Depataments do Sendcios pora Hios v Farmilios
Departnrt of Chilldren and Farmnily Sendces) del Cordado e Los
Anpmies, ol 18005404000,

86l los padres podran Hevar al recién nacido?

En b mayoria de 1os cosos, los podes son los que flevan al
babid, Laley pormils que olras personas oven of beba sl isnen
la custodia legal dad menor.

Jlos patlres deben Hamar antes de evar al bebé?
Ho. Bl padraimadne puede e o su babéd en cualquier
momando, los 24 horas el dia, Ios 7 dios de o sermar,
rientras que enlregue a su bebé o un smpleado del hospital
o de un oueted de bombarcs,

2Es necesario que ¢ padre/madrediga algo alas
personas que reciben al beba?

M. Sin embargo, of personal del hospity e pedird que Sene un
cusstionato con o fnalidad de recabar antecsdanise médicos
importandes, cus resufton de gron ullidad para los auddados que
rocibird of bebé. Es recarnendado flenar sste cuastionario, perg
no 26 obligalonio hacerio.

LQue ocurrira con ¢ behé?

Elbebs serd examinado v, do sor necesanio, recibind ratamisnin
médico. Luego & bebé s enlregard o un hogar presdopdivo,

LOué pasara con ¢ padre/madre?
Una vz que los padres hawan entregado a su tebd enforma
sequrn, seran fbres de ing,

¢ Por qué California hace esto?

La finalidad de la Ley de Entraga de Bebés Sin Peligo os
prodeger o los bebés del ahondono porparle desus padies yde o
positdichd de que mueran o sufran dafios. Usted prabablemente
haya escuchado Hstodas rdgicas sobre bebde abandonados en
basurarcs oen bafios pitlioos. Es positle que los pades que
cornetieron eslos aclos havan sshdo alrgvesands dificultades
snocionales graves. Las madres pugden habser oouliado su
sdrazo, por Bnor 9 i que pasaria o sus fanilias so stterarn,
Abandonaron 2 sus recién nocides porpus tenian miedo ¥ ao enian
ardonde recurir pars oldener avuda, Bl abandong de un resién
rrnkle o pone onuna situaciin de pefors extramn, Ademds os
feal. Buy o menude f abardono poveca o musrie del bebd,
Ahwrn, gracias o o Ley do Entraga de Bebds Sin Peligm, asta
tragedia ya no debe suceder s mds s California,

Historia de un bebé

Adas 830 am. del jusves 25 de julio de 2002, se solegb un
Bebd recion nacido saludable en o 8L Bernawding Medics! Conler
ah San Bernarding, o0 virled dedas disposicionss de o Lay de
Enfraga do Bobds Sin Paligrno. Como o sstablece B ey, lamadre
ded bedd no se tuvo que dentificar, Cuando ol bebs legd o b
sala de emergencias, un pedialra 1o revisd v dederming que ol
b sstaba saludable v no lenin problomas, B bebd fuw
ublcado con ung buena Tumilia, misnias se inidaban los ramies
de alopoiin,

Cada recién nacido merece una
oportunidad de tenar una vida saludable,
Si alguien que usted conoce es1a pensande
en abandonar a un recién nacido, inférmele
qué otras opciones tene,

Es mejor que las mujeres busquen ayuda para recibiv atencion meédica y asesoramiento adecuado
durante of embarazo. Pero al mismo termpo, queremos aseguraries a los padres que oplan por no

quedarse con su bebé que no irdn a la carcel si dojan a sus bebés en buenas manos en cualquier
sala de emorgencia de un hospital o en un cuartol de bomberos del Condado de Los Angeles.




Exhibit F
CommissionDesign
Guidelines&Accessibility
Requirements

Crime Prevention Through Environmental Design (CPTED) (Required)
The Commission supports creating safe neighborhoods through the
implementation of Crime Prevention Through Environmental Design (CPTED).
The basic premise of CPTED is that the nature of buildings and layout of a
community can attract offenders and make it easier for them to commit crimes
and escape arrest. CPTED focuses on eliminating these features at the design
stage to reduce crime and the fear of crime.

The five overlapping concepts or strategies which are incorporated in CPTED are:
s Access Control

Surveillance

Territorial Reinforcement

Activity Support

Image and Maintenance

e o o o

Architectural designers should make sure you are:

» Providing clear border definitions of controlled space.

e Providing clearly marked transitional zones that indicate movement from
public to semi-public to private space.
Relocating gathering areas to locations with natural surveillance.
Placing unsafe activities in safe spots to overcome the vulnerability of
these activities with natural surveillance and access control of the safe
area.

e Redesigning space to increase the perception or reality of natural
surveillance.

s Carefully planning a reduced number of entry points.
Placing signage to advise visitors what the access restrictions are and
where they must go if they are authorized to enter your territory.

e Eliminating blind spots around the project site where individuals
approaching the site cannot be observed.

+ Including fencing and landscaping to direct the circulation flow of persons
to a select observable pathway.

» Making sure that landscape plant material that is selected will not block
windows and eliminate opportunities for natural surveillance.

s Considering the use of reflective glass so that you can see out but
outsiders cannot see in.

¢ Plant low vegetation with thorns or other repelling qualities adjacent to
first floor windows to prevent outsiders from approaching windows.

e Providing good outdoor lighting standards that illuminate pathways evenly
and without shadow pockets.

s Prewiring for future security cameras is recommended.



Attachment F

SUMMARY REPORT PURSUANT TO
SECTION 33433
OF THE
CALIFORNIA HEALTH AND SAFETY CODE
ONA
DISPOSITION AND DEVELOPMENT AGREEMENT
BY AND BETWEEN
COMMUNITY DEVELOPMENT COMMISION
OF THE COUNTY OF LOS ANGELES
AND
DOKHY, LLC

The following Summary Report has been prepared pursuant to Section 33433 of the California
Health and Safety Code. The report sets forth certain details of the proposed Owner
Participation Agreement (Agreement) between the Community Development Commission of the
County of Los Angeles (Commission) and DOKHY, LLC (Developer). The purpose of the
Agreement is to effectuate the Redevelopment Plan for the Maravilla Community
Redevelopment Project (Redevelopment Plan).

The proposed project is an approximately 8,722 square foot retail center (Project) to be
developed at the intersection of Cesar Chavez and Mednik. The Developer currently owns a
5,008 parcel that will be incorporated into the Project. The Commission currently owns 21,711
square feet of land (Parcels 1 and 2) adjacent to the Developer’s parcel that will be utilized by
the Project. In addition, the Commission owns 9,906 square feet of land (Parcel 3) on the other
side of Cesar Chavez that will be utilized by the Developer for a 24 space parking lot.

The following Summary Report is based upon information contained within the Agreement, and
is organized into the following seven sections:

L Salient Points of the Agreement: This section summarizes the major responsibilities
imposed on the Developer and the Commission by the Agreement.

I Cost of the Agreement to the Commission: This section details the total cost to the
Commission associated with implementing the Agreement.

L. Estimated Value of the Interests to be Conveyed Determined at the Highest Use
Permitted under the Redevelopment Plan: This section estimates the value of the
interests to be conveyed determined at the highest use permitied under the Site’s
existing zoning and the requirements imposed by the Redevelopment Plan.

V. Estimated Reuse Value of the Interests to be Conveyed: This section summarizes
the valuation estimate for the Site based on the required scope of development, and the
other conditions and covenants required by the Agreement.

V. Consideration Received and Comparison with the Established Value: This section
describes the compensation {o be received by the Commission, and explains any
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difference between the compensation to be received and the established highest and
best use value of the Site.

Blight Elimination: This section describes the existing blighting conditions on the Site,
and explains how the Agreement will assist in alleviating the blighting influence.

Conformance with the AB1290 implementation Plan: This section describes how the
Agreement achieves goals identified in the Commission’s adopted AB1280
Implementation Plan.

This report and the Agreement are to be made available for public inspection prior to the
approval of the Agreement.

I

A.

SALIENT POINTS OF THE AGREEMENT

Developer Responsibilities

The Agreement requires the Developer to accept the following responsibilities:

1.

The Developer will improve the Site with 8,722 square feet of restaurant and retail use,
35 parking spaces and 2,615 square feet of landscaped areas.

The Developer shall construct a 24 space parking lot on Parcel 3.

The Project will include a Denny's or equivalent sit-down restaurant as approved by the
Commission. ‘

The Developer agrees that the Project shall be designed and developed such that the
improvements will have architectural excellence. The Developer and its consultants
shall work with Commission staff to coordinate the overall design, architecture and color
of the improvements.

The Developer will provide evidence of acceptable construction financing.

The Developer will provide copy of the Developer’s proposed contract with the general
contractor for the construction of the improvements for the Project, with the estimated
costs of said improvements.

The Commission will have the right, at its option and pursuant to the condition set forth
in the Agreement, to reenter and take possession of Parcel 3 of the Commission parcels
herby conveyed, with all improvements thereon. The Commission shall provide the
Developer with substitute off-site parking to meet the minimum parking requirements as
specified by the County of Los Angeles and the Redevelopment Plan for the
improvements set forth in the Agreement.
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10.

1.

12.

13.

14,

15.

18.

The Developer shall be responsible for all public improvements required by the County
Department of Public Works necessary for the development of the Site. The Developer
shall be solely responsible for the initial One Hundred Fifty Thousand ($150,000) of such
costs. The Commission shall fund up to a total of One Hundred Fifty Thousand
($150,000) for the cost of all public improvements required by the development of the
Site in excess of the initial One Hundred Fifty ($150,000) paid by the Participant. The
Participant shall be solely responsible for any additional cost of public improvements
required by the development of the Site in excess of the initial Three Hundred Thousand
($300,000) paid by Participant and the Commission. The Developer will be solely
responsible for preparing necessary plans, approvals and construction of all off-site
improvements as required by the County Department of Public Works.

The Developer will provide copies of any proposed construction loan documents,
including, but not limited to a loan agreement, note and trust deed for the Site.

The Developer will provide documentary evidence, reasonable satisfactory to the
Commission, evidencing sources of equity capital legally committed and sufficient to
deveiop the Project.

a. Submit proof of all required insurance contracts;

b. Obtain all entittements and approvals necessary to obtain a building permit at its
own cost and expense,

c. Approve the condition of the Site by written notice; and

The Developer shall open Escrow jointly with the Commission and pay the following
costs:

a. One-half of the escrow fee; and
b. The Developer’s share of the premium for the fitle insurance policy or special
endorsements.

The Developer is responsible for obtaining all zoning and land use approvals and any
other County approvals required to permit the development of the Project.

The Developer shall contribute its parcel for de\)eiopment as part of the Project.

The Developer is responsible for the Scope of Development based on terms in the
Agreement and within the time provided in the Schedule of Performance.

The Developer is responsible for all costs and expenses incurred in connection with the
construction and maintenance of the Project.

The Developer is responsible for all real property taxes and assessments associated
with the Project.
3
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17.

18.

19.

B.

The Developer covenants and agrees for itself, its successors, and assigns that the Site
will be devoted to uses in accordance with the Agreement.

From the date of conveyance, the Developer shall maintain the Project and any
materials, equipment and improvements thereon safe, secure, orderly and free from
graffiti in accordance with applicable governmental restrictions.

The Developer will be responsible for demolition of structure located on Developer
Parcels.

Commission Responsibilities

Under the Agreement, the Commission must complete the following responsibilities:

1.

The Commission shall quit claim the Commission parcels free and clear of any tenancies
or encumbrances o the Developer.

The Commission shall be responsible for and shall comply with applicable provisions of
federal law for relocation of ail tenants on the Site displaced as a result of development
of the Project.

The Commission shall open Escrow jointly with the Developer and pay the following
costs:

a. One-half of the escrow fee;

b. Cost of drawing the Quit Claim deed with respect to the Commission only,
c. Recording fee for the Commission parcels;

d. Notary fees for the Commission parcels;

e. A portion of the premium for a C.L.T.A. standard tile insurance;

f. Ad valorem taxes, if any, upon the Commission parcels; and

g. Any State, County or City documentary fransfer tax.

Commission will provide the Developer with access to the parcels for the purpose of
investigating and determining the presence of Hazardous Substances, soil condition,
seismic condition, geology, the presence of unknown faults, and the suitability for
economically feasible development thereon by the Developer in accordance with the
agreement.

The Commission will be responsible for the removal of the modular trailer that houses
the operations of Chicana Service Action Center located on Commission Parcel 2. The
Commission will remove foundation and cap utilities at the property line.

4
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il COST OF THE AGREEMENT TO THE COMMISSION

The Commission cost to implement the Agreement includes site acquisition, relocation and off-
site costs of nearly $1.4 million. The Commission cost is offset by fax increment revenues the
Commission expects to receive. Over the remaining term of the Project Area, the Commission
expects to receive $138,200 in tax increment revenues including housing set-asides, which has
a present value of $116,100, discounted at 6.0%. The Project’s net cost to the Commission is
$1.28 million.

Gross Commission Costs

Purchase Price $(931,300)
Initial Demolition (65,700)
Initial Relocation (178,000)
Additional Relocation Costs (70,000)
Off-Site Costs (150,000)
Total Costs $(1,395,000)

Commission Revenues

Purchase Price $ 0
NPV of Tl 116,100
Total Revenues $ 118,100
Net Commission Costs $ (1,278,900)

il ESTIMATED VALUE OF THE INTERESTS TO BE CONVEYED DETERMINED AT
THE HIGHEST USE PERMITTED UNDER THE REDEVELOPMENT PLAN

Section 33433 of the California Health and Safety Code requires the Commission to identify the
value of the interests being conveyed at the highest use allowed by the zoning and the
requirements imposed by the Redevelopment Plan. The valuation must be based on the
assumption that near-term development is required, but the valuation does not take into
consideration any extraordinary use, quality and/or income restrictions being imposed on the
development by the Commission.

In an appraisal prepared by Lea Associates dated March 28, 2007, Parcels 1 and 2 were
determined to have a fair market value of $920,000. In addition, Commission staff indicates
Parcel 3 has a value of $400,000. Therefore, the fair market value of the Commission’s parcels
is $1.32 million.
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. ESTIMATED REUSE VALUE OF THE INTERESTS TO BE CONVEYED

Keyser Marston Associates, inc. (KMA), the Commission’s real estate advisor, prepared a reuse
valuation analysis of the Project dated March 11, 2008, based on the financial terms and
conditions imposed by the Agreement. Based on the conditions contained in the Agreement, it
was determined that the fair reuse value of the Site is a negative $59,000.

V. CONSIDERATION RECEIVED AND COMPARISON WITH THE ESTABLISHED
VALUE

The Agreement requires the Commission to Quit Claim the parcels to the Developer at zero
cost. As previously mentioned, the reuse analysis concluded that the Site has a reuse value of
a negative $59,000. Thus, the consideration to be received is equal to or greater than the
established fair reuse value.

Vi. BLIGHT ELIMINATION

Acquisition of the Site for development of the Project will assist in the elimination of blight,
provide additional jobs and a new restaurant choice for area residents, as well as substantially
improve economic and physical conditions. Thus, the Project fulfills the blight elimination
requirement.

Vii. CONFORMANCE WITH THE AB1290 IMPLEMENTATION PLAN
The Project conforms to several of the objectives defined in the Five-Year Implementation Plan
adopted by the Commission in December 2004. The pertinent goals and objectives that are

satisfied by the Project are:

1. Achieve an optimal balance and harmonious land-use configuration in accordance with
the revealed needs and preferences of the residents of La Communidad de Maravilla.

2. Eliminate, prevent and discourage the promulgation of blighting conditions and
encourage preservation, rehabilitation, and development of the Project Area to the
extent permitted by law, and as specified in the plan.

3. Eradicate negative environmental influences and deficiencies.

4, Eliminate encumbrances to land disposition, conservation and/or development in
clearance through assembly of land into standard sized and shaped parcels.
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